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 Kensington Estates- Draft Environmental Impact Statement 

 

SUMMARY 
 
Description of the Project 
 
Introduction 
 
This Draft Environmental Impact Statement (DEIS) has been prepared to assist the Town of 
Huntington and the Town of Oyster Bay in assessing potential impacts of the project known as 
Kensington Estates.  The 18.6 acres is located on both sides of the border between Nassau and 
Suffolk Counties in the Hamlet of West Hills, Town of Huntington and the Hamlet of 
Woodbury, Town of Oyster Bay.  For the portion of the property within the Town of Huntington 
(13.5 acres), a change of zone from R-40 to R-RM is proposed.  For the portions of the property 
within the Town of Oyster Bay (5.1 acres), a change of zone from R1-1A to RMF-10 (3.72 
acres) and R1-20 (1.37 acres) is proposed.  It is also proposed to subdivide the 1.37 acre parcel 
into three single family lots. 
 
Change of zone applications initially were submitted to both Towns on or about October 20, 
2006 for the proposed development of 136 multi-family age restricted units on the subject site.  
However, as the direct result of numerous meetings with the Town of Huntington, Town of 
Oyster Bay, the Oyster Bay Environmental Control Commission (November 2007), and Cold 
Spring Civic organization and the West Gate Civic association (in winter 2006/2007) that have 
expressed an interest in the proposed project, the Applicant has amended the application to 
substantially reduced the number of multi-family age restricted units requested from 136 to 80 
units, plus three single family homes located along the property’s Plainview Road frontage, 
resulting in an improved site plan that affords better site design, alignment of compatible uses 
and increased open space.  Additional meetings with the residents located adjacent to the east of 
the subject site (Artisan Avenue) were held in spring 2009, which resulted in the modification of 
the orientation of the four easternmost buildings.  The residents requested that the buildings be 
oriented east-west, thereby reducing the amount of building façade facing the adjacent residential 
uses to the east.   
 
The proposed plan includes 66 multi-family townhomes and flats on the 13.5 acre portion of the 
property located within the Town of Huntington and 14 multi-family townhomes and flats and 
the three single family houses within Oyster Bay portion of the property. The three single family 
lots will be 20,000 SF each and will be subdivided from the remainder of the property. Of the 80 
units, 36 will be two bedroom flats, of which six will be set aside as affordable housing (all 
affordable units located in Huntington); and 44 will be two bedroom townhouses.  Based on 
guidance provided by the Town of Huntington’s Tax Assessor on December 3, 2008, the entire 
multi-family portion of the site (both townhomes and flats) will be assessed and taxed as 
condominiums (the tax analysis provided in Section 3.0 assumes this and taxes have been 
estimated accordingly).  The multifamily portion of the site will be managed by a Condo 
Association.  The three single family lots will be sold to individual purchasers (and taxed as 
typical single family dwellings). 
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The Town of Huntington requires that at least 20% of units in applicant-initiated zone changes 
involving 10 ore more units and an increase in density be affordable.  However, the developer 
may provide at least 10% affordable units and pay a fee to an Affordable Housing Trust and 
Agency Fund in lieu of providing the remaining 10% affordable units, which is what the 
applicant is proposing.   Flats will range in size from 1,450 SF to 1,850 SF and townhouses will 
range from 2,500 SF to 2,700 SF.  All of the multi-family units will be occupied only by at least 
one person aged 55 years and older.  The three single family lots will have no age restriction 
associated with them.    
 
Project Background  
 
An application for a change of zone was submitted to both the Town of Huntington and the 
Town of Oyster Bay in October 2006.  It was determined that the Town of Huntington would 
serve as Lead Agency for review of the project.  The Town of Huntington issued a Positive 
Declaration, conducted scoping and issued a Final Scope, and will administrate the processing 
and review of the DEIS.   
 
This document has been prepared pursuant to and in conformance with the required contents of 
the Positive Declaration adopted by the Town Board on November 16, 2007.  Subsequent to the 
issuance of the Positive Declaration, a public scoping process was initiated, which culminated in 
the Final Scoping document dated January 24, 2008.  The Final Scope reflects the initial 
proposed project of 136 age restricted housing units.  In the interim between the public scoping 
and issuance of the Final Scope, comments were made by residents in the area, community 
groups and Town representatives, that the 136 unit plan was too dense for the site.  As a result, 
the applicant reduced the density to 80 units and three single family residences along Plainview 
Road, to maintain compatible use and the residential nature of the area, as well as to provide 
more perimeter buffering, landscaping and a pond feature that will serve as a buffer between the 
roadway and the proposed housing units.   
 
Public Need and Municipality Objectives 
 
The proposed project is conveniently located on Jericho Turnpike on the Nassau-Suffolk border.  
It is located within an area of commercial and residential development.  The need for the project 
is based on the demand for adult communities from Long Island’s aging empty nesters.  
Moreover, the project will provide public benefits to both municipalities, as discussed herein.  
The applicant has designed the project to achieve the highest and best use of the site based on its 
adjacent uses and market trends.   
 
Although each Town’s Comprehensive Plan recommends low-density residential use for the site, 
the project is consistent with each Town’s goal of providing housing for a changing demographic 
towards smaller, non-traditional households as well as providing affordable units.  The project is 
compatible with surrounding communities and is well-designed to function internally. 
 
The subject site is currently used for a horse farm and wood carving business. Due to the nature 
of these businesses barren soils, large structures, piles of wood and piles of wood chips are 
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visible and apparent from Route 25. The current use of the site is neither an aesthetic 
enhancement of the site or of the community.  The applicant’s proposed use would retain and 
restore buffers along Route 25 and three partially buffered single family homes along Plainview 
Road.  Improved visual character in the area and removal of non-conforming uses is a public 
need, community benefit and an expected municipal objective.  However, despite the improved 
viewshed along Jericho Turnpike, there will be a loss of forested area as viewed from Plainview 
Road due to the construction of the three single family houses.  Vegetated buffers will remain 
along the southern and eastern boundaries, although significant portions of the remaining 
vegetation within the project site will be removed for the development of the multi-family 
residence units.  
 
There is also currently a need in the area for high quality age restricted residential housing.  
Much of the population of Long Island is aging, and the proposed flats and townhomes are a 
desirable type of residence due to their maintenance-free aspects.  
 
It is the applicant’s goal to develop a high-quality residential use.  The development of the 
property will increase the revenues generated to taxing jurisdictions, and though it will result in 
incremental increases in demand for services, there will be no change in regard to school 
enrollments associated with the proposed age restricted units.  The three single family residences 
will not generate a significant amount of school age children to the Syosset Central School 
District. 
 
The proposed development will be of quality design and construction in terms of materials and 
craftsmanship.  The nature of the project’s close community of attached homes in a 
condominium and townhouse complex is a type of housing development that is growing in 
popularity due to the high paced lifestyle preferred by many Long Islanders who prefer a 
maintenance-free living environment. 
 
The project will provide an opportunity for high quality age-restricted residential housing in a 
desirable area in the Towns of Huntington and Oyster Bay.  The community will benefit 
economically from increased housing diversity and the increased value of the property. The 
proposed project will also result in generation of a substantial number of temporary jobs during 
the construction phase of the project, with some secondary job generation due to operation of site 
facilities and increased demand for on-site services (i.e. landscaping, maintenance, etc.).  
Consumer spending will “ripple” additional economic benefit to local merchants and businesses 
during and following construction.  In addition, the project will generate a substantial amount of 
real property tax revenues to applicable taxing jurisdictions, which is anticipated willexceed the 
limited cost of the incremental increase in need for community services.   
 
 
Benefits of the Project 
 
The project will provide high quality residential housing in a desirable area of the Towns of 
Huntington and Oyster Bay to fill a need in the area for high quality age restricted housing.  The 
current non-conforming uses at the site detract from the otherwise visual appeal of the area.  The 
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proposed project would be an aesthetic improvement that would benefit the community.  The 
project is designed with perimeter buffers, a pond feature and landscaping, to provide an 
enhanced project setting in the most visible areas of the site. 
 
The community will benefit economically from increased housing diversity and the increased 
value of the property.  The majority of housing developed in the area is single family houses.  
The proposed project will offer an alternative to this housing type by constructing a mix of 
condominiums and townhouses, which have less land area and associated maintenance 
requirements as well as provide a greater range in unit size than the single family housing stock 
in the area.  In addition, the project will include a portion of the units to be dedicated as 
affordable, thereby increasing the diversity of the housing stock as compared to traditional, 
market rate single family houses.  The proposed project will also result in generation of a 
substantial number of temporary jobs during the construction phase of the project, with some 
secondary job generation due to operation of site facilities and increased demand for on-site 
services (i.e. landscaping, maintenance, etc.).  Consumer spending will “ripple” additional 
economic benefit to local merchants and businesses during and following construction.  In 
addition, the project will generate a substantial amount of real property tax revenues to 
applicable taxing jurisdictions, though it will also result in an increase in need for community 
services.  The project will also provide a permanent land use for the site which the applicant 
believes has a high probability of success through full utilization.   
 
Location 
 
The proposed project is located on the Nassau-Suffolk border in the Hamlet of West Hills, Town 
of Huntington and the Hamlet of Woodbury, Town of Oyster Bay at 1130 West Jericho Turnpike 
on the southeast intersection of Jericho Turnpike and Plainville Road.  The site lies at an average 
elevation of approximately 132 feet above mean sea level (asl).  The site has approximately 804 
feet of frontage on Jericho Turnpike and 880 feet of frontage on Plainview Road.  The site 
consists of 18.6 acres of land and is more particularly described as SCTM No. 400-226-01-1 and 
NCTM No. 13-D-114,115.   
 
The site is located within/served by the following service and special districts: 
 
 Oyster Bay 

• Syosset Fire District 
• Jericho Water District 
• Long Island Power Authority (LIPA)/National Grid  
• Nassau County Police Department, 2nd Precinct 
• Syosset Central School District  
• Oyster Bay Special Groundwater Protection Area 
• Hydrogeologic Zone I 
• Town of Oyster Bay Refuse District 
• R1-1A Zoning District 
 
Huntington 
• Huntington Manor Fire District 
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• South Huntington Water District 
• Suffolk County Police Department (SCPD), 2nd Precinct 
• South Huntington Union Free School District 
• LIPA/National Grid 
• Hydrogeologic Zone I/Suffolk County Groundwater Management Zone I 
• Town of Huntington Refuse District 
• R-40 Zoning District 

 
Project Design and Layout 
 
A preliminary site plan for the proposed development has been prepared by Nelson & Pope, (last 
revised 10.27.09).  The project proposes 80 age restricted multi-family townhomes and flats (66 
units within the Town of Huntington and 14 units located within the Town of Oyster Bay); 36 
two bedroom flats, of which six will be set aside as affordable, 44 two bedroom (with den) 
townhouses and three four-bedroom single family detached houses.  As indicated above, the 
Town of Huntington requires that at least 20% of units in applicant-initiated zone changes 
involving 10 or more units and an increase in density be affordable.  However, the developer 
may provide at least 10% affordable units and pay a fee to an Affordable Housing Trust and 
Agency Fund in lieu of providing the remaining 10% affordable units, which the applicant has 
chosen to pursue.   The affordable units will be identical to their market-rate counterparts (i.e. B-
1 unit versus B-1 Affordable) and will not be expressly smaller or less adequate than the market 
rate units.  All basic amenities within the affordable units will be identical to the market rate 
units (however, certain unit upgrades including luxury items such as high end appliances and 
optional elevators would be available to market rate units) and all affordable units will be 
handicapped accessible and will be located on the first floor.  The affordable units will be 
dispersed throughout the development and will remain affordable in perpetuity. The multi-family 
units will be occupied only by person aged 55 years and older with a deed restriction to prohibit 
persons under 19.  However, to qualify as an age restricted community a minimum of 80% of all 
residents must meet the minimum age requirement.  Under federal law up to 20% of the total 
number of residents can be under the age of 55 in this case, without the community jeopardizing 
its age restricted status.  The multi-family portion of the site will be assessed and taxed as 
condominiums and will be managed by a Condo Association.  The tax analysis provided in 
Section 3.0 assumes this and taxes have been estimated accordingly. 
 
The reduced density of the site to 83 units (80 multifamily units and three single family 
dwellings)from the original proposal of 136 units will allow the design to maintain compatible 
use and the residential nature of the area, as well as to provide more perimeter buffering, 
landscaping and a pond feature that will serve as a buffer between the roadway and the proposed 
housing units. 
 
The 11 existing structures on the site will be demolished as part of the initial preparation of the 
site for development.   
 
The following provides a brief overview of the proposed project, as well as its noteworthy 
aspects.  
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• The proposed project requires a change from the site’s existing R-40 zoning to R-RM in 

Huntington and from R1-1A zoning to RMF-10 and R1-20 in Oyster Bay. 
 
• The proposal will include six units to be dedicated for affordable units. 

 
• The project site is presently an active horse farm and wood carving operation.  As a result, it has 

been somewhat cleared of natural vegetation and impacted by these current uses especially in the 
northern portion of the site.  Clearing also has occurred in the southern portion of the site for 
horse and motorcycle trails and a dirt road.   

 
• The proposed project features three proposed single family homes along Plainview Road.  These 

three lots will be subdivided from the overall 18.6-acre parcel. 
 
In conformance with Nassau County Department of Public Works (NCDPW) requirements, as 
well as Town of Huntington drainage specifications, all stormwater runoff generated by 
impervious surfaces will be retained on-site.  A recharge basin is proposed in the southeast 
corner of the site in the most appropriate location based on site topography.  In addition, the 
proposed pond located along Jericho Turnpike is provided as an aesthetic feature as well as for 
drainage purposes.  The pond’s design currently incorporates required sizing and design criteria 
from New York State Department of Environmental Conservation (NYSDEC) Stormwater 
Design Manual, Town of Oyster Bay and Town of Huntington drainage requirements.  
Recommendations from “Study of Man-Made Ponds in Suffolk County New York” (Suffolk 
County Planning Department, 1990) study will also be considered when preparing final design 
and management plans for the pond feature.  No fencing is proposed around the pond as the pond 
sidewalls are designed within the maximum slope requirements (maximum 1:3 slope).  The 
drainage system will be sized and designed to accommodate the volume of runoff resulting from 
a 9-inch rainfall.  Pursuant to Town requirements for a 9-inch rainfall, 287,649 cubic feet (CF) of 
stormwater storage must be provded for the overall property (including 4.32 acre off site 
contributing area).  The proposed drainage system has been designed to accommodate in excess 
of 300,000 CF of stormwater runoff.  A six-foot chain link fence will surround the recharge area.   
 
The multi-family development includes one gated access point via Jericho Turnpike.  An 
additional emergency access point is provided off of Plainview Road, north of the recreation 
building.  The internal roadway will have a paved width of only 24 feet, so that this roadway 
would remain privately-owned, under the maintenance responsibility of the homeowners 
association (HOA) created for this portion of the project.  The parking requirement for the Town 
of Huntington is 1.5 spaces per dwelling unit for retirement community projects.  The Town of 
Oyster Bay requires 1.3 spaces per dwelling unit for senior citizen dwellings and for single 
family dwellings.  The more stringent parking requirement for multifamily dwellings in both the 
Town of Huntington and Town of Oyster Bay would require two spaces per dwelling unit, i.e., a 
total of 166 parking spaces.  The proposed project will provide 279 total spaces, including 112 
garage spaces, 130 driveway spaces and 37 off street spaces. Two of the off street spaces will be 
designated as handicapped spaces. 
 
It is estimated the proposed project will generate approximately 26,008 gpd of sanitary 
wastewater from the proposed residences as well as the recreation building.  Thus, both the 

   
Page S-6 



 Kensington Estates- Draft Environmental Impact Statement 

 
Nassau and Suffolk County limitations require that the proposed sanitary flow be treated.  All 
sanitary wastewater is proposed to be conveyed by the Nassau County sewer collection district 
#3-p to the Cedar Creek sewage treatment facility.    
 
The overall project site lies within the service districts of both South Huntington Water District 
and Jericho Water District.  The Jericho Water District currently serves the existing horse farm 
and wood carving businesses.  It is anticipated that each water district will serve their respective 
area.  Therefore, 66 units will be served by the South Huntington Water District and 14 units and 
the three single family houses will be served by the Jericho Water District.  Assuming that all 
wastewater generated will originate from the public water supply, daily water consumption and 
irrigation will total 34,766 gpd.   
 
It is anticipated that approximately 7.16 acres of the site will be landscaped.  Landscaping will 
include natural buffer enhancement, pond feature plantings, recharge area plantings, street and 
shade trees, planting beds within the residential area and community center areas, foundation 
plantings around buildings and turfed areas.  Native vegetation will be used wherever possible in 
buffers, pond areas, and planting beds, and turf and ornamental vegetation will be used in lawn 
and foundation planting areas.  Further description is provided herein. 
 
There will not be any disturbance of the areas of natural vegetation along the site’s eastern and 
southern boundaries.  The northwestern corner of the site will also remain natural and will be 
supplemented with natural vegetation.  A berm is proposed along the eastern boundary of the site 
in the vicinity of buildings 3, 6, 8, 9 and 10 and will be planted with evergreen species. The 
recharge basin and pond will be planted with native or near native species following installation.  
Ground disturbance will take place on the majority of the property, and all disturbed areas not 
covered by buildings or pavement will be revegetated following construction.  Shade trees, 
native foundation plantings and other landscaping will be installed around the dwellings and 
community center to minimize the need for fertilizer dependent lawn areas.  The recharge basin 
will be fenced and will be planted with an evergreen buffer along the perimeter to provide 
additional screening for the on and off site residents and area viewers.  The landscape grounds 
maintenance of the property will be under the jurisdiction of the HOA.  The landscaping will be 
irrigated, at an anticipated 5.5 inches annually.   
 
It is anticipated that the internal roadways and exterior areas of the tennis court and pool will be 
illuminated.  Lighting will be provided consistent with the locations, pole heights and 
specifications of the type and power of fixture typically required by Chapter 143 of the Town of 
Huntington Town Code and §246-7 of the Town of Oyster Bay for development.  Lighting is 
proposed to be dark sky compliant using properly designed post and building mounted fixtures, 
as well as illuminated bollards for safety and walkway areas within the site.  By use of such 
fixtures, the potential for adverse impacts to the visibility of the nighttime sky for site residents, 
as well as impacts to the neighboring properties will be minimized. 
 
Site amenities within the multi-family development include a 3,693 SF recreation building with a 
lounge, library, card room, exercise room, office, multi-purpose room and lobby and an outdoor 
pool and tennis court.  Amenities available within the units themselves, which cater to the age-
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restricted residents of the development, include optional elevators for the townhouse units (space 
limitations within the flats do not permit the option to include an elevator), and handicap accessible 
ground floor units designed and constructed consistent with the requirements of the Fair Housing 
Act (FHA), 42 USC §3604(f)(3)(C).   
 
 
Construction  
 
A large portion of the central and southern portion of the site is presently covered primarily by 
natural vegetation, with developed areas located closer to the northern property boundary of the 
site.  Demolition and additional clearing will be required to construct the proposed project.  The 
Applicant will proceed with construction upon final Town and other agency approvals.  Overall, 
demolition activities will take place over a limited period of time (1-2 months expected) in order 
to prepare the site for construction.  “Rumble strips” will be placed at the site entrance, to 
prevent soil on truck tires from being tracked onto the surrounding roadways.  The construction 
process will begin with the installation of staked hay bales and silt fencing to establish clearing 
limits and minimize transport of eroded soils during the construction period.  The existing 
structures will be demolished and the generated debris will be trucked off-site to an approved 
construction and demolition (C&D) landfill for disposal.  The areas of natural vegetation located 
in the site’s eastern and southern boundary will be retained. 
 
It is anticipated that the existing access on NYS Route 25 that is currently used for access to the 
site’s facilities, will be used for construction associated with the proposed project as this is a 
major regional artery which can best accommodate truck traffic.  It is not anticipated that 
creating access from Plainview Road would be necessary for construction purposes.  The 
northern portion of the site would be used for construction staging/storage and workers’ parking.  
For trucks exiting the site, “rumble strips” (which cause truck tires to shed any mud trapped 
within the tire treads) will be placed at the construction vehicle entrance, to prevent soil on truck 
tires from being tracked onto adjacent roadways.   
 
Excavations for building and roadway foundations, the drainage system and utility connections 
will occur next. Installation of the structural project components will follow; because 
construction of the buildings, connections to utilities and completion of the residences interiors 
will take the most time, paving of the internal road, and installation of the street lighting system 
and landscaping can be performed while the buildings are completed.  
 
To minimize sediment and debris transported off-site by stormwater runoff and the impact to 
local water quality, erosion and sedimentation controls will be provided during construction 
activities associated with the project.  An erosion control plan incorporating measures such as silt 
fencing, storm drain inlet protection, hay bales, and good housekeeping procedures will be 
utilized.  The drainage system and re-vegetation plan will further provide permanent stormwater 
controls once construction is completed. Development of the property is not anticipated to 
significantly increase erosion/sedimentation or stormwater impacts.  Proper site grading 
procedures, erosion controls, and drainage system design will further minimize any such 
potential impacts. 
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It is anticipated that grading, recharge basin excavations and road and utility installations will 
take approximately 12 months.  Individual home site construction will occur over a longer period 
of time depending on need and sale of lots.   
 
Construction activities are not anticipated to occur outside weekday daytime hours and will 
conform to Chapter 87 of the Code of the Town of Huntington and Chapter 93 of the Code of the 
Town of Oyster Bay regarding construction noise generation and hours.  It is anticipated that the 
entire construction period will last approximately 18-24 months. 
 
 
Site Operation 
 
The development will have a manned, gated entrance point.  An HOA to be formed pursuant to 
Article 5 of the NYS Private Housing Finance Law will be responsible for the maintenance of all 
common areas, roadways, landscaping and open space maintenance and drainage features.  It is 
anticipated that approximately two full time employees will be required to maintain the various 
uses on the site.  The planned recreational amenities will be available for use by all residents of 
the development.  The recreation building will include a lobby, lounge, library/card room, office, 
meeting room, exercise room, and showers.   
 
Solid waste for the multi-family portion of the site will be picked up by private haulers.  
Dumpsters will be placed throughout the development, screened by fencing.  Solid waste will be 
picked up by the Town of Oyster Bay municipal pick-up for the three single family houses. 
 
 
Permits and Approvals Required 
 
This DEIS is intended to provide the Towns of Huntington and Oyster Bay with information on 
which to make Findings regarding the potential impacts of the Kensington Estates project, and 
determine the change of zone applications.  This document is intended to comply with SEQRA 
requirements as administered by the Towns of Huntington and Oyster Bay.   
 
A number of approvals will ultimately be required for the proposed project.  A list of anticipated 
approvals is provided below: 
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APPROVALS REQUIRED 

Applicable Board/Agency Approval Type 
Town of Huntington Town Board Change of Zone 
Town of Huntington Planning Board Site Plan Review 
Town of Huntington Building Department Demolition/Building Permits 
Town of Huntington Engineering Department Roadwork 
Town of Oyster Bay Town Board Change of Zone, Site Plan Review; Steep 

Slope Disturbance Permit 
Town of Oyster Bay Zoning Board of Appeals Variance for Front and Side Yard Setbacks, 

Minimum Lot Area in RMF-10 
Town of Oyster Bay Building Department Building Permits 
Town of Oyster Bay Engineering Department Roadwork 
Suffolk County Department of Health Services 
(SCDHS) 

Sanitary connection and water supply system 
design review 

SCDHS Article 4 (design review) 
Nassau County Department of Public Works 
(NCDPW) 

Subdivision and 239f (Sanitary connection, 
roadwork, drainage and civil design review) 

Nassau County Health Department (NCHD) Sanitary connection and water supply system 
design review 

Nassau County Planning Commission Subdivision 
Suffolk County Planning Commission 239m 
South Huntington Water District Water availability 
Jericho Water District Water availability 
NYSDEC Stormwater Management (GP-0-08-001) 

Article 24 Wetlands Permit 
NYSDOT Roadwork  

 
 
Anticipated Impacts and Proposed Mitigation 
 
Topography 
 
The topography of the subject property is generally undulating to nearly level with low lying 
mounds and shallow depressions as well as steady sloped ridges which were created by previous 
grading and natural processes.  The property slopes from a maximum elevation of 284 feet above 
mean sea level (msl) in the southern end of the site down to a minimum elevation of 248 feet 
above msl located in the northern end of the property at an overall relief of slightly greater than 3 
percent.   
 
Planned grading the site will be necessary to provide appropriate and stable surface areas to 
allow development of the proposed project.  The proposed project involves the minimum grading 
necessary to permit use of the property in accordance with the proposed zoning.  It is expected 
that 15.31 acres of the subject property will require grading to provide adequate surface areas for 
the proposed buildings, paved areas, landscaping and recharge features.   
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The proposed grading program has been designed to minimize potential impacts to topography to 
the maximum extent practicable.  Measures include proposed 1:3 grade transitions, planting of 
ground cover materials, installation of retaining walls and stormwater retention facilities as well 
as provision of drainage reserve areas.  As a result, the potential erosion of surface soils and 
proposed grades will be mitigated through project design combined with further measures 
described below.   
 
The Steep Slope Conservation Law was added to the Huntington Town Code in 2005.  The intent 
of the law is as follows: 

It is the intention of the Huntington Town Board to protect and safeguard scenic landscapes and 
the vegetative features of steeply-sloped lands throughout the Town of Huntington. The Board 
recognizes that development in hillside areas disrupts the aesthetic and scenic qualities of these 
sites and adversely impacts surrounding properties by disrupting the surrounding natural 
vegetation and wildlife habitat, increasing the risk of stormwater runoff, flooding, surface 
erosion, sudden slope failure and soil movement. This legislation seeks to establish specific 
regulations for development and density outside conventional zoning controls by which the 
adverse impacts to adjoining properties and steep slopes will be ameliorated to the greatest extent 
possible not only during development of these sites but thereafter. It also seeks to safeguard the 
lives and welfare of the public by providing for a safe means of ingress and egress for vehicular 
and pedestrian travel and by providing adequate and safe access for fire district vehicles and other 
emergency personnel.  

Under the Steep Slope Ordinance, this site could yield a total of 172 units.  As the project 
proposes only 66 units within the Town of Huntington, it conforms to this regulation.   
 
In June 2008, the Town of Oyster Bay adopted a Steep Slope law (§246-4.10). The intent of the 
law is as follows: 
 

The Town Board hereby finds that it is necessary to preserve, protect and conserve Oyster Bay’s 
steep slope areas for a variety of physical, ecological, aesthetic, recreational and economic 
reasons related to promoting and protecting the public health, safety and general welfare of 
present and future residents of the Town of Oyster Bay and surrounding areas.   

 
The Town defines steep slopes as “geographic area, whether natural or man-made and whether 
on one or more lots, which has a ratio of vertical distance to horizontal distance of 25% or more 
over a horizontal area measuring at least 25 feet in all directions, based on two-foot contour 
intervals”.  Other than an activity permitted by right (as defined by §246-4.10 of Town of Oyster 
Bay Town Code), disturbance of the land or vegetation within a steep slopes area requires the 
authorization of Town of Oyster Bay Town Board during site plan review.   
 
Precautions will be taken to ensure sediment will not be transported off-site by stormwater runoff 
and as a result there is no expected impact to local water quality as a result of erosion and 
sedimentation control measures and permit compliance that will be implemented during 
construction activities.  In accordance with the NYSDEC Phase II SPDES Program and Chapter 
170, Article II of the Town of Huntington Code, coverage under the NYSDEC General Permit 
for Stormwater Discharges from Construction Activities (“General Stormwater Permit” or “GP-
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0-08-001”) will be obtained prior to the initiation of construction activities.  Prior to filing for 
coverage under the General Stormwater Permit, the required Stormwater Pollution Prevention 
Plan (SWPPP) be prepared for the development of the property, including a detailed erosion and 
sediment control plan to manage stormwater generated on-site during construction activities, and 
for post-construction stormwater management.  A SWPPP will be prepared to ensure compliance 
with water quality and quantity requirements pursuant to the NYS Stormwater Management 
Design Manual (“Design Manual”), Chapter 170 of the Town of Huntington Code and GP-0-08-
001 requirements and will be submitted to the Towns for review and approval prior to final site 
plan approval and filing with the NYSDEC.  In addition, an erosion control plan will be prepared 
incorporating the NYSDEC Guidelines for Urban Erosion and Sediment Control 
 
No significant long-term adverse impacts are expected with respect to topography, since a 
grading plan will be devised to minimize the area and volume of disturbance; the grading will be 
the minimum necessary to achieve the goals for the proposed development.  Short term impacts 
will be controlled by proper grading, erosion control, construction management and site 
stabilization techniques.   
 
Proposed Mitigation. 

• Prior alteration of topography on the north part of the site reduces impacts in these areas; the 
proposed grading plan is designed to strategically utilize these areas for buffer and landscaping 
and an aesthetic pond feature that also will be used to collect stormwater runoff.  

• Dust raised during grading operations will be minimized and controlled by the use of water 
sprays, truck cleaning stations at the construction exit, and implementation of any dust 
suppression systems specified by the appropriate Towns agencies. 

• There will be no washing or processing of excavated material on site; all excess material will be 
trucked off site and sold as fill or deposited in an approved facility. 

• Truck movements and construction activities will be conducted five days a week during the hours 
of approximately 8 AM- 5 PM or as specified by the Town Codes.  Truck routes to and from the 
site will be limited to Jericho Turnpike, thereby minimizing noise, dust and potential safety 
impacts to residential communities adjacent to the site. 

• Roadways will conform to existing topography to the maximum extent possible and will require 
some grading for slope transitions at a maximum slope of 1:3 of roadways and adjacent land.  
Slopes will be stabilized using ground cover material. 

• Existing topsoil will be stockpiled and reused on site for landscaping purposes. 
• Cut and fill will be balanced across the site to the greatest degree practicable but it is expected 

that excess soil will be generated that will require removal from the property.  If found to be 
suitable, any soil removed from the site will be sold as fill or else will be disposed of at an 
appropriate facility permitted to accept such material. 

• Prior to any disturbance of the existing topography, a site grading plan for the proposed project 
will be prepared and submitted for site plan approval by the Town Planning Board.   

• Compliance with the Town of Huntington’s Article X Steep Slope Conservation Law for 
mitigating any potential adverse impacts to scenic landscapes, vegetative features, adjoining 
properties and steep slopes. 

• Compliance with the Town of Oyster Bay’s Steep Slope law (§246-4.10) and any necessary 
permits required will be obtained.  

• Erosion control measures such as staked hay bales, silt fences, groundcovers (vegetative or 
artificial), drainage diversions, minimizing the area of soil exposed to erosive elements at one 
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time, and minimizing the time span that soil is exposed to erosive elements, will be utilized to 
minimize loss of soil during construction, particularly in locations where erosion and 
sedimentation could adversely impact adjoining properties and streets.  Applicable Town 
standards and construction practices specified by the appropriate Town agencies will be followed.  
As long as erosion is controlled during grading and construction, the potential for sediment 
transport will be minimal, and no significant loss of soils is expected. 

• Applicable erosion and sedimentation control guidelines will be observed during construction of 
the proposed project in order to minimize impacts.  In accordance with the NYSDEC Phase II 
SPDES Program and Chapter 170, Article II of the Town Code, coverage under the General 
Stormwater Permit will be obtained prior to the initiation of construction activities.  Prior to filing 
for coverage under the General Permit, the SWPPP be prepared for the development of the 
property, including a detailed erosion and sediment control plan, to manage stormwater generated 
on-site during construction activities, and for post-construction stormwater management. The 
NOI requesting coverage under the General Permit will be reviewed and approved by the Towns 
prior to filing in accordance NYSDEC requirements and prior to the initiation of construction 
activities at the subject property.   

 
Soils  
 
According to the Soil Survey of Suffolk County, New York and the Soil Survey of Nassau 
County, New York, the soil on the site is mapped as Montauk silt loam.  The Montauk Series 
consists of about an 11-inch thick surface layer of brown to dark brown fine sandy loam.  The 
subsoil is yellowish brown, fine sandy loam to a depth of about 27 inches.  The lower part is a 
dark brown to reddish brown sandy loam with a gravel content of about five to ten percent to a 
depth of approximately 40 inches.  The substratum, to a depth of about 60 inches, is a reddish 
brown to dark brown loamy sand that is firm and brittle.   
 
Surface soil impacts will be controlled during construction using erosion control measures such 
as staked hay bales, silt fences, groundcovers (vegetative or artificial), drainage diversions, 
minimizing the area of soil exposed to erosive elements at one time, and minimizing the time 
span that soil is exposed to erosive elements.  Such measures will be utilized to minimize the 
potential loss of soil during construction, particularly in locations where erosion and 
sedimentation could adversely impact adjoining properties and streets.  Applicable Town 
standards and construction practices specified by the appropriate Town agencies will be 
followed.  As long as erosion is controlled during grading and construction, the potential for 
sediment transport will be minimal, and no significant loss of soils is expected. 
 
Both of the soil types on the property have “severe” limitations for use as sewage disposal fields 
due to moderately slow permeability.  However, all sanitary wastewater will be transferred off-
site and treated by the Cedar Creek Sewage Treatment Facility.  As a result, soil constraints with 
respect to disposal of sanitary wastes will not result in an adverse impact.  Both soils also are 
severely limited for landscaping due to a sandy surface layer which may result in droughty 
conditions that may present challenges in establishing lawns and ornamental shrubbery.  
However, turf installation involves use of sod which includes root and soil zone amendment.  
Tree and shrub installation includes either soil enrichment when shrubs are planted or use of 
balled and burlapped plant materials that also provide enriched soil at the time of planting.  
Additional soil amendment is not expected to be necessary; however, as part of the proposed 
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project, a detailed landscape plan will be prepared, reviewed and approved by the Planning 
Board.  Planning Board inspectors will ensure that vegetation is established and healthy prior to 
release of the Certificates of Occupancy for various components of site development.  This will 
ensure that potential impacts with respect to a sandy surface layer are adequately addressed and 
as a result, no long-term soil impacts are expected.  Finally, the MkC soils present on the 
property are severely limited for recreational areas due to sandy surface areas and slopes.  As 
part of the proposed project, a recreational common area will be provided in the northwestern 
portion of the property immediately south of the proposed recharge basin.  The amenities to be 
provided consist primarily of impervious surfaces resulting from the installation of tennis court a 
swimming pool and club house.  As a result, the presence of a sandy surface layer is not expected 
to present any significant impact to the installation or utilization of these amenities.  With regard 
to limitations associated with slopes, this area of the site is occupied with slopes that will require 
grading to accommodate the proposed recreational facilities.   
 
Proposed Mitigation 

• During construction erosion control measures such as staked hay bales, silt fences, groundcovers 
(vegetative or artificial), drainage diversions, minimizing the area of soil exposed to erosive 
elements at one time, and minimizing the time span that soil is exposed to erosive elements, will 
be utilized to minimize loss of soil during construction, particularly in locations where erosion 
and sedimentation could adversely impact adjoining properties and streets.  Applicable Town 
standards and construction practices specified by the appropriate Town agencies will be followed.  
As long as erosion is controlled during grading and construction, the potential for sediment 
transport will be minimal, and no significant loss of soils is expected. 

• Specifically, both soils have severe limitations related to sewage disposal fields.  However, all 
sanitary wastewater will be transferred off-site and treated by the Cedar Creek Sewage Treatment 
Facility.  As a result, disposal of sanitary wastes will not impact development of the proposed 
project.   

• Both on-site soils also are severely limited for landscaping due to a sandy surface layer which 
may result in droughty conditions that may present challenges in establishing lawns and 
ornamental shrubbery.  In addition, a detailed landscape plan will be prepared, reviewed and 
approved by the Planning Board, and Planning Board inspectors will ensure that vegetation is 
established and healthy prior to release of the Certificates of Occupancy for various components 
of site development.  This will ensure that potential impacts with respect to a sandy surface layer 
are adequately addressed and as a result, no long-term soil impacts are expected.   

•     The MkC soils present on the property are severely limited for recreational areas due to 
sandy surface areas and slopes.  As part of the proposed project a recreational common 
area will be provided in the northwestern portion of the property immediately south of the 
proposed recharge basin.  The amenities to be provided consist primarily of impervious 
surfaces resulting from the installation of tennis court, a swimming pool and club house.  
As a result the presence of a sandy surface layer is not expected to present any significant 
impact to the installation or utilization of these amenities.  With regard to limitations 
associated with slopes, this area of the site is occupied with slopes that will require 
grading to accommodate the proposed recreational facilities.  Prior to demolition for the 
proposed project, the existing underground and above ground storage tanks will be removed (and 
spill reporting and cleanup as necessary will be completed) under the auspices of the appropriate 
regulatory agency NYSDEC and/or SCDHS for each aspect of the site decommissioning. All 
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other requirements of health and environmental agencies will be adhered to in the demolition 
process and in preparing the site for residential reuse. 

• Based on the results of the Limited Phase II ESA conducted at the subject property it was 
recommended that any soils exhibiting any petroleum-like odors or staining in the southwestern 
portion of the property should be addressed during any redevelopment of the subject site.  During 
excavation, any soils in this portion of the site which exhibit any evidence of contamination will 
be handled in accordance with all applicable regulations.  In addition, these soils if encountered 
will be segregated and disposed of at an appropriately facility which is permitted and licensed to 
accept such material. 

• Soils that exhibited concentrations that exceeded their respective SSLs in the Huntington portion 
of the property (samples retrieved from the wetland inflow area, the vehicle storage area located 
along the eastern property boundary, the chemical storage area located adjacent to the western 
entrance and in the southeastern corner of the wood carving business located on the subject 
property) will need to be handled in accordance with all applicable regulations.  In addition, these 
soils if encountered will be segregated and disposed of at an appropriately facility which is 
permitted and licensed to accept such material.   

• As a result of the Pesticide Report investigation, further action in the form of additional sampling 
and soil management is recommended for the subject property in the vicinity of Pest-1 and Pest-3 
as the analyzed constituents exhibited elevated concentrations. 

 
Water Resources 
 
There are no surface water bodies on the subject property, however there is one surface water 
body located near the northeast property line immediately south of Jericho Turnpike; this water 
feature receives stormwater runoff from the subject property and adjacent roadways.  The surface 
water body has been mapped on the NYSDEC Freshwater Wetlands Map of Suffolk County Map 
24 of 39 and is designated as H-29.  Freshwater wetlands identified on these maps are subject to 
Article 24 Regulations of the State Environmental Conservation Law.  The NYSDEC maintains 
jurisdiction over activities occurring within these freshwater wetland areas as well as within 100 
feet of the delineated wetland boundary.  This surface water body is also identified on the 
National Wetlands Inventory Map 402 and has been defined as a Palustrine, Open Water 
Semipermanent (POWF) water body.  Surface water bodies with contiguity to navigable waters 
of the United States (including connection via groundwater) are subject to the regulations under 
the Clean Water Act and jurisdiction of the US Army Corps of Engineers.  The wetland area is 
owned by New York State and it functions as a recharge basin that accepts stormwater run-off 
generated on Jericho Turnpike.  Stormwater is collected through a series of roadside catch basins 
which are connected to a drainage culvert that discharges through a headwall to the north side of 
the wetland area. 
 
There are no recharge facilities for stormwater runoff currently existing on the subject property.  
Existing stormwater runoff generated during precipitation events follows the contour of the 
subject property and is recharged by natural infiltration or runs as overland flow to low points on 
and off the subject site.     
 
The project site lies within two separate Special Groundwater Protection Areas:  The Oyster Bay 
SGPA and the West Hills-Melville SGPA.  The 45 square mile Oyster Bay SGPA encompasses 
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part or all of twelve villages, portions of the City of Glen Cove and parts of seven hamlets 
located within the unincorporated portion of the Town of Oyster Bay.   
 
The Oyster Bay SGPA contains several freshwater wetlands that are associated with stream 
corridors.  All the wetlands in this SGPA are ranked Class I and total 378 acres.  The nearest 
wetlands to the project site are located directly adjacent to the northeastern property boundary 
and are associated with a State recharge facility for runoff from Jericho Turnpike in this location.  
The limits of flagged wetlands are located approximately 80 feet from the subject property’s 
eastern boundary.  The Oyster Bay SGPA is located in deep flow Hydrogeologic Zone I.  The 
surficial geology of approximately three-fourths of the area reflects the advance and retreat of ice 
sheets which formed the Harbor Hills terminal moraine.  The Harbor Hills moraine extends from 
west to east across the middle of the SGPA.  There is a band of Harbor Hills moraine outwash 
deposits- typically stratified sand and gravel- south of the Harbor Hills end moraine deposits.   
 
Most of the SGPA lies to the north of the regional east-west groundwater divide.  The divide 
intersects the southern boundary of the site.  Shallow groundwater flows north or south on both 
sides of this divide.  A significant local divide trending northwest from the Brookville area 
through the Locust Valley area controls the direction of shallow groundwater flow.  Groundwater 
to the east of the local divide moves in an easterly direction toward discharge areas along or 
underlying Long Island Sound, Mill Neck Creek, Oyster Bay Harbor and Cold Spring Harbor.  
Groundwater west of the local divide moves westward toward discharge areas along Glen Cove 
Creek or into Hempstead Harbor.  Water from the Magothy discharges into the Upper glacial 
aquifer in areas adjacent to Hempstead Harbor, Oyster Bay Harbor and into the Port Washington 
confining unit elsewhere.   
 
There are 27 active water supply production wells within the Oyster Bay SGPA..  Groundwater 
quality within and adjacent to the Oyster Bay SGPA is generally good with some areas of 
excellent quality.  The assessment of water quality in this SGPA is based on public water supply 
well testing by the Nassau County Department of Health (NCDH) and the public water suppliers 
and monitoring well testing by the Nassau County Department of Public Works (NCDPW). 
 
The West Hills-Melville SGPA includes 6,708 acres of land and is the westernmost groundwater 
protection area in Suffolk County and is the easterly extension of the partially contiguous Oyster 
Bay Pilot area in Nassau County.  Most of the area is located in the Town of Huntington; 
however, a small portion is in the Town of Babylon. 
 
The West Hills-Melville SGPA straddles the groundwater divide in westernmost Suffolk County.  
The divide runs approximately east-northeast from Manetto Hills at the Nassau-Suffolk border, 
and is located in the region between and just north of Old Country Road and Northern State 
Parkway.  Both the northern and southern portions of the SGPA lie within the deep recharge 
zone, where groundwater flow has a significant downward component.   
 
Five public water supply well fields lie within the boundaries of the SGPA, and another eight are 
located adjacent to or immediately downgradient of the area.  Their combined pumpage (8.55 
mgd) is equal to about 15 percent of the total pumpage of the Towns of Huntington and Babylon.   
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Groundwater quality within and immediately downgradient of the SGPA can be inferred from 
public water supply well data.  These data indicate that, in general, groundwater quality is good 
to excellent.  Some isolated contamination problems exist, and some negative trends have been 
identified.   
 
To the north of the divide, Magothy water quality remains at or near the pristine level, as 
reflected by the quality of supply wells at South Huntington Water Districts Downs Road and 
Oakwood Road well fields.  Glacial water quality, including deep glacial water, has been 
impacted to various extents, presumably due to past agricultural activities and more recent 
residential development.   
 
The SGPA Plan identifies the need to reduce or mitigate contamination associated with past or 
present point and non-point sources, as well as to preclude the introduction of new contamination 
sources.  The West Hills-Melville SGPA has been impacted to varying degrees by agricultural, 
residential and various commercial/industrial land use activities. 
 
The SGPA Plan identifies the project site as being within an area of low density residential use.  
The Plan does not provide any recommendations specific to the subject site; however, Suffolk 
and Nassau Counties (Suffolk County Sanitary Code, Article 6) as well as the Town of Oyster 
Bay have addressed land use density to ensure best groundwater management practice by 
requiring a minimum lot size of 40,000 SF for yield purposes in unsewered areas.   
 
Review of soil boring logs generated for several soil borings installed on the subject property 
reveal the presence of dense low permeability and impermeable soils in the northern end of the 
subject property with intermittent lenses of permeable sands and gravels that generally dip from 
east to west.  In each of these borings, no subsurface water (perched or the underlying natural 
water table) was encountered which would indicate a hydrologic connection the wetland area.  
Since the underlying regional water table is encountered at a depth of 168 feet below ground 
surface, and based on soil borings, no permanently saturated soils occur beneath the subject site 
and the low permeability soils dip from east to west, it is expected that the wetland is supported 
by locally present low permeability soils within the immediate area of the wetland depression.  
Stormwater from Jericho Turnpike and the surrounding area collects in this depression, thus 
supporting the retention of water and presence of wetland indicator species.  As a result it is 
concluded that the wetland area is self contained and does not maintain a connection to the 
underlying geologic formations.  Consequently, excavation planned on the site would not remove 
subsurface low permeability soils that are necessary to support this wetland area. 
 
The contribution of stormwater runoff is generated over a 47 acre area that surrounds the wetland 
and generally follows the natural topographic contour which slopes toward the wetland area.  
Approximately 28.62 acres of this contributing area is located southwest of the wetland and 
includes the subject property as well as some additional acreage south of the site.  Due to the 
installation of drainage facilities as part of the proposed project, stormwater generated from 
approximately 28.62 acres of the surface water contributing area will be intercepted by the on-
site drainage system and recharged to the subsurface , thereby reducing the contribution of 
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stormwater runoff to this wetland area following construction.  This will eliminate an annual 
contribution of 112,384 CF of run-off during a typical 2-year rainfall event which is presently 
discharged to the wetland area.  However, approximately 19.8 acres of the contributing area 
which is located to the north, south and east of the pond will continue to divert surface run-off to 
the wetland and will contribute 33,106 CF of water annually.  Importantly, the wetland is a 
drainage retention feature associated with impervious surfaces of Jericho Turnpike.  The 
contribution of stormwater from this road will continue to discharge stormwater to the wetland, 
thus retaining the water receiving characteristics of this feature during precipitation events.   
 
All stormwater generated on the subject property is proposed to be retained on-site due to 
grading and installation of the drainage facilities for the proposed project.  It is noted that under 
the existing site conditions some of the stormwater runoff generated on the subject property 
flows over the topographic contour of the site towards the existing wetland area to the east.  
However, it should be noted that the portions of the site which direct runoff toward the wetland 
area consists of bare soils which allow some infiltration of surface runoff to the subsurface 
thereby limiting the volume of stormwater which ultimately reaches the wetland area.  As noted, 
the dominant contributor of stormwater to the wetland area consists of the paved surfaces of the 
roadway network in the vicinity of the wetland area.  Runoff generated on these impervious 
surfaces are directed toward four stormwater collection basins that are located on the south side 
of Jericho Turnpike which divert stormwater runoff directly to the wetland area through a culvert 
supported by a headwall along the northern side of the wetland pond.   
 
The proposed site drainage system will consist of a series of stormwater catch basins which will 
divert runoff directly to the proposed stormwater pond and recharge basin.  The drainage system 
is designed to convey stormwater to inlets in the central and northern portions of the property to 
a collection system which overflows to the extended detention pond.   The pond will serve a dual 
purpose of providing peak flow attenuation as well as pollutant removal.  The pond will be lined 
to maintain a static water level of approximately four feet in depth (normal water elevation of 
238 feet).  The freeboard provided in the pond (between a normal water elevation of 238 feet to 
the high water design elevation of 242 feet) allows for storage of stormwater over an extended 
period of time to allow suspended solids to settle out of stormwater.  The NYSDEC Stormwater 
Design Manual recognizes stormwater ponds as an effective method for removal of phosphorus, 
nitrogen, metals, pathogens and suspended sediment. During severe rain events, the ponds are 
designed to overflow to three diffusion wells which will be recharge stormwater on-site to the 
underlying aquifer.  The recharge basin will be located in the southeastern corner of the property 
with a bottom elevation that lies above the upper elevation of the existing wetland pond.  The 
proposed stormwater pond will consist of a liner system that will inhibit the flow of runoff to the 
subsurface with overflow diverted to the diffusion wells proximate to the pond for recharge to 
the subsurface. 
 
The proposed drainage system will be designed to accommodate a 9-inch storm event.  Overall, 
development of the proposed project requires that the on-site drainage system maintain a 
capacity to collect and recharge 287,643 CF of stormwater generated on the site.  The on-site 
drainage system will be designed to exceed this capacity and will be capable of accommodating 
approximately 300,000 CF of stormwater runoff which exceeds the required capacity by 12,357 
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CF.  It is noted that should the Town or State determine that the potential for depletion of runoff 
to the off-site wetlands is undesirable; the stormwater drainage system could be designed to 
allow for water quality treatment of stormwater prior to overflow into the off-site wetland, in 
accordance with techniques approved by the NYSDEC and included in the NYSDEC 
Stormwater Manual. 
 
Wastewater will be generated as a result of the proposed use of the site for housing, purposes.  
Article 6 of the Suffolk County Sanitary Code (SCSC) addresses sewage facility requirements 
for realty subdivisions, development and other construction projects in order to limit the loading 
of nitrogen in various groundwater management zones as established by the SCDHS.  As 
promulgated under Article 6, a Population Density Equivalent must be determined for the subject 
site in order to determine the type of sewage disposal system required for the proposed project.  
This equivalent (or total allowable flow) is then compared to the design sewage flow for the 
project.  If the project's design sewage flow exceeds the Population Density Equivalent, a 
community sewerage system or on-lot sewage treatment system is required.  If the project's 
design sewage flow is less than the site's Population Density Equivalent, a conventional 
subsurface sewage disposal system may be used, provided individual systems comply with the 
current design standards and no community sewerage system is available or accessible.  
 
The project is expected to generate approximately 26,008 gallons per day (gpd).  This exceeds 
the total allowed by the SCDHS under its current regulations within Groundwater Management 
Zone I by 14,848 gallons per day, and as a result an on-site sewage treatment system or 
connection to a municipal sewerage system is required.   
 
Wastewater from this project is proposed to be conveyed to the Nassau County sewage collection 
district #3-P for conveyance to the Cedar Creek sewage treatment plant.  Correspondence from 
the Suffolk County Department of Public Works (SCDPW) (Appendix G) states that the Suffolk 
County Sewer Agency has no objections to the wastewater from the project going to the Nassau 
County sewer system.  According to Nassau County Department of Public Works website1, the 
Cedar Creek sewage treatment plant has approximately 14 million gallons per day (mgd) of 
available capacity (the plant treats approximately 58 mgd of sanitary wastewater, operating well 
below its permitted capacities of 72 mgd).  Preliminary discussions with Nassau County 
Department of Public Works (NCDPW) indicate that the applicant will be required to construct a 
pump station to accommodate a connection to the existing main located along Jericho Turnpike 
(see Appendix G).  Detailed plans are currently being prepared by the applicant and will require 
the review and approval of NCDPW.  As a result of the proposed off site sewer connection to the 
Nassau County Cedar Creek sewage treatment plant, hydrogeologic impacts related to sanitary 
recharge on site will not occur.   
 
The SONIR model was run to obtain the water budget which would result from the proposed 
project.  The model estimates that the site would result in a total on-site recharge of 12.60 MG/Y.  
There is a significant separation between ground surface and the regional water table to 
accommodate on-site recharge.  No impacts to hydrology with respect to groundwater recharge 
or flow direction are anticipated to result from the proposed project.   
                                                 
1 http://www.nassaucountyny.gov/agencies/DPW/WasteWater.html 
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Results of the SONIR model conducted for the proposed project estimate that the annual 
concentration of nitrogen in recharge is expected to be 1.10 mg/l.  This is a net decrease of 
approximately 62 percent from the nitrogen in recharge of 2.90 mg/l predicted under the existing 
site conditions.  As a result no impacts to groundwater resources are anticipated with respect to 
nitrogen in recharge as this concentration is significantly below the 10 milligram per liter (mg/l) 
nitrogen standard for drinking water.  Further, the project will remove the existing sanitary 
system.    
 
Stormwater impacts are not expected to be significant given the conformance of the project with 
the NURPS report, and compliance with NYSDEC SPDES GP-0-08-001 requirements for an 
erosion and sediment control plan, SWPPP, NOI and NOT, with respect to construction and 
operation of the project.  As a result, the use of catch basins and a recharge basin, sized and 
designed to capture runoff and recharge this to groundwater through the unsaturated sediments 
beneath the site, coupled with proper erosion and sediment control during construction and under 
post-construction, will ensure that stormwater impacts will not occur.  It is also noted that the site 
currently used as a horse farm and riding stable which results in the generation of a significant 
amount of manure and animal waste that increases nitrogen generated on the site.  Development 
of the proposed project will remove the existing site use and connect the site to the municipal 
sewer system.  This will ultimately reduce the amount of nitrogen discharged on-site resulting in 
improved groundwater quality. 
 
Proposed Mitigation 

• Future grading and drainage for the proposed project will retain all stormwater generated on the 
subject property on-site to eventually be discharged to the proposed pond and recharge basin.  
Should the Town or State determine that the potential for depletion of runoff to the off-site 
wetlands is undesirable; the stormwater drainage system could be designed to allow for water 
quality treatment of stormwater prior to overflow into the off-site wetland, in accordance with 
techniques approved by the NYSDEC and included in the NYSDEC Stormwater Manual.  This is 
not expected to be necessary given the wetland parcel is owned by New York State and utilized 
as a recharge basin receiving stormwater from Jericho Turnpike. 

• Overall, development of the proposed project requires that the on-site drainage system be capable 
of accommodating a 9 inch rainfall event as well as a capacity to collect and recharge 287,643 
Cubic Feet (CF) of stormwater generated on-site.  The on-site drainage system will be designed to 
accommodate approximately 300,000 CF of stormwater run-off which exceeds the required 
capacity by 12,357 CF. 

• The SONIR model was run to obtain the water budget which would result from the proposed 
project.  The model estimates that the site would result in a total on-site recharge of 12.60 MG/Y.  
There is a significant separation between ground surface and the water table to accommodate on-
site recharge.  No impacts to hydrology with respect to groundwater recharge or flow direction 
are anticipated to result from the proposed project.   

• The project will result in the removal of the existing sanitary system on the site.   
• It is also noted that the site currently used as a horse farm and riding stable which results in the 

generation of a significant amount of manure and animal waste that increases nitrogen generated 
on the site.  Development of the proposed project will remove the existing site use and will be 
connected to the municipal sewer system.  This will ultimately reduce the amount of nitrogen 
discharged on-site resulting in improved groundwater quality. 
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•  The project will comply with NYSDEC SPDES GP-0-08-001 requirements for an erosion and 

sediment control plan, SWPPP, NOI and NOT, with respect to construction and operation of the 
project.   

• The proposed project will be connected to the municipal sewer system and all sanitary waste will 
be conveyed off-site for treatment and disposal.  In addition, the proposed project will also 
provide stormwater runoff control facilities consisting of roadside catch basins that will collect 
surface runoff which will be diverted to an on-site recharge basin and pond feature for retention 
and eventual recharge of the underlying water table.  Also the maintenance of landscape 
vegetation will be in accordance with applicable laws and regulations which govern the use of 
fertilizer and pesticide products. 

• In order to protect the quality of groundwater, efforts will be made to limit the acreage of 
fertilized landscaping to the greatest extent possible.   

 
Ecological Resources 
 
The site is primarily wooded, but buildings and other unvegetated areas associated with the horse 
farm occur in the northern portion of the site.  These unvegetated areas comprise approximately 
6.9 acres (37 percent) of the subject property.  In the northeast corner of the site, only 
approximately 3,000 SF (0.07 ac) within the 21,000 SF (0.48 ac) wetland adjacent area on the 
property is currently vegetated.  The remaining adjacent area is presently unvegetated and 
utilized as a fenced exercise area for the horses residing on the property.  The natural 
environment consists of coastal oak-hickory forest, which is concentrated in the southern portion 
of the property.   
 
Several wildlife species were observed on site, and it is expected that the property should support 
a number of wildlife species common to suburban and forested habitats, particularly those that 
are tolerant of human activity.  Species that avoid humans, and/or those that are sensitive to 
development are unlikely to inhabit the site and are not expected to be abundant in the 
surrounding areas.   
 
The impacts to the ecological resources of a project site are generally a direct result of clearing 
of natural vegetation, increase in human activity and associated wildlife stressors, and the 
resulting loss and fragmentation of wildlife habitat.  The development will require the clearing of 
approximately 37 percent of the existing natural vegetation on site.  In accordance with the Town 
Codes of Huntington and Oyster Bay, a Tree Survey was prepared in December 2008 for the 
property (see Pocket 3 and Section 2.5.1) to determine the average density of existing large 
diameter trees on the property.  The majority of mature trees to be removed occur in the central 
and southern portions of the property.  However, several trees will be retained within the 
approximately 3.34 acres of woodland proposed to remain in the northwest corner of the 
property (±0.14 acres), along the eastern site boundary (±1.59 acres), and along the backyards of 
buildings 11-13 (±1.61 acres).   The Homeowners Association will restrict any further 
development on those portions of the site, thereby ensuring permanent protection of these areas.  
 
In the northeast corner of the site, there would not be any additional clearing within the wetland 
adjacent area, and the proposed project would maintain a minimum disturbance limit 80 feet 
from the wetland, and subsequently revegetate any exposed soil within 100 feet of the wetland 
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boundary.  Native trees and shrubs will additionally be supplementally planted within the 
currently barren understory in the northeast and northwest corners of the site.  Any disturbance 
and pond overflow to the wetland will be subject to obtaining a NYSDEC Article 24 permit.  
Based upon the watershed study conducted for the project, it is anticipated that there will be 
reduced overland flow to the existing recharge basin as a result of the stormwater infrastructure 
proposed for the project.  Although the recharge basin will still receive direct flow of stormwater 
runoff from Jericho Turnpike, it is likely that this basin will capture and retain less water than 
prior to implementation of the proposed project.   As a result, it can be expected that the 
emergent and woody wetland vegetation community within this basin may expand as the water 
surface area recedes, ultimately transforming the feature into a shrub swamp and eventually a 
forested swamp vegetation community.   
 
The habitat on site is not unique or sensitive, particularly in view of the fragmentation of habitat, 
the current level of existing site disturbance, adjacent roadways and resultant noise and activity, 
the surrounding residential development with domestic pet intrusion and other activity in the 
area.  The planned development includes retention of approximately 20 percent of the site in 
natural woodland vegetation and overall, 61 percent of the site will either remain natural, be 
established with natural vegetation or will be landscaped.  As a result, the site will continue to 
provide some natural habitat, as well as landscape habitat.  Given the lack of site sensitivity, and 
the planned retention of natural and landscaped areas, no significant adverse impacts to 
vegetation or habitat are expected. 
 
There are no known rare, threatened or endangered species on or in the immediate vicinity of the 
subject property.  Exploitably vulnerable species are protected primarily because they are 
indiscriminately collected, rather than due to rarity within the State.  The presence of these plants 
would not preclude development of the site, as a property owner is permitted to remove 
exploitably vulnerable plant species from a site.  The existing woodland habitat on site is 
somewhat fragmented due to the on-site activities and off-site influences.  Regional and local 
impacts will be negligible, as the quantity of woodland vegetation to be removed is relatively 
small in size and nearly 20 percent of the natural vegetation will be retained. 
 
The majority of habitat on the property is native woodland which is bisected by trails for the 
associated horse farm.  Additionally, the property is surrounded by residential development.  
Additionally, based on field inspections of the property, no special concern or rare species were 
observed and the property is not expected to act as a refuge for rare native flora or fauna.  The 
proposed project will favor those wildlife species that prefer edge and suburban habitats and 
those that are tolerant of human activity.  Most of the species expected on the property are at 
least somewhat tolerant of human activity, but others will be impacted by the proposed clearing 
operation and increase in human activity.  It is also expected that particular species of wildlife 
(particularly avian species) will migrate to undisturbed areas adjacent or near the site as a result 
of development, particularly since only tolerant species are expected under current conditions.  
 
Retention of existing mature woodland habitat in the northwest corner of the site, in the 
backyards of several of the proposed units, and along the eastern site boundary to varying depths 
is expected to allow for some wildlife species tolerant and/or dependent on human activity.   
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Additionally, the proposed pond in the northern part of the site and the proposed recharge basin 
are anticipated to attract some wildlife.  A wildlife corridor will be maintained between the 
existing recharge basin adjacent to the property and the proposed pond and recharge basin within 
the eastern portion of the site.    
 
In determining impacts upon the existing wildlife populations, it can be assumed that an 
equilibrium population size is established for each species as determined by availability of 
resources in the habitat.  Thus, the removal of habitat resulting from the proposed project will 
cause a direct impact on the abundance and diversity of wildlife using the site.  Although the 
assumption that species are at equilibrium is an oversimplification, and population sizes of many 
species are controlled below the carrying capacity by other factors, it does provide a worst-case 
scenario in determining the impact of habitat loss.  In addition to this direct impact, the increased 
intensity of human activity on the site will cause an indirect impact on the abundance of wildlife 
that will remain on the site and in the area, under post-development conditions. 
 
In the short term, lands adjacent to the subject property will experience an increase in the 
abundance of some wildlife populations due to displacement of individuals by the construction 
phase of the proposed project.  Ultimately, competition with both conspecifics and other species 
already utilizing the resources of the surrounding lands should result in a net decrease in 
population size for most species.  The effect on the density and diversity of both local and 
regional populations should be minimal, as the area represents only a small portion of the 
forested habitat available in the vicinity.   
 
No special concern, rare or endangered species are expected on the site given the location and 
habitats present.  The marbled salamander is the only species potentially expected on site which 
is listed as a special concern species, but lack of recorded observations of this species within the 
general area makes it unlikely for this species to be found on this site.  Although there is 
documented concern about their welfare in New York State, these species receive no additional 
legal protection under Environmental Conservation Law Section 11- 0535.  This category is 
presented primarily to enhance public awareness of these species which bear additional attention 
(NYS DEC, Endangered Species Unit). 
 
Proposed Mitigation 

• Native plant species which provide food and shelter to wildlife will be utilized for 100% of the 
aquatic plantings and more than 60% of the upland plantings on the property, including some of 
the landscaped areas. 

• The preservation of 3.34 acres of woodland throughout the site is proposed, including a wildlife 
corridor in the eastern portion of the site, as well as the creation of 2.10 acres of wetland habitat 
within the proposed pond and recharge basin. 

• Approximately 4.74 acres (25%) of the site will remain or become established with native 
vegetation.  This includes the 2.24 acres of forested edges to remain, and 1.10 acres of 
supplemental planting of native vegetation (e.g. sweetgum, black tupelo, red oak, white oak, 
nannyberry, arrowwood) in the northeast and northwest corners of the site where the forest 
understory is currently predominantly barren.  Also included are approximately 0.76 acres of 
native grasses within the recharge basin, as well as approximately 0.64 acres of native vegetation 
along the banks of the pond to be comprised of trees (e.g. red oak, white oak, red maple, sweet 
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gum, black tupelo), shrubs (e.g. summersweet clethra, redstem dogwood, yellowtwig dogwood), 
aquatic vegetation (e.g. pickerel rush, cattail) and grasses (e.g. fescues, ryegrass, clover). 

• Additional native trees and shrubs (e.g. littleleaf linden, liberty elm, red cedar, serviceberry) will 
be utilized as plantings within the landscaped portions of the property.   

• Disturbance will be minimized to the maximum extent practicable, including delineating tree 
clearing limits at the site prior to construction in order to avoid inadvertent clearing.   

• A permit for the removal of trees eight inches or more in diameter will be obtained from the 
Town of Oyster Bay prior to the start of construction activities.   

• The most sensitive area of the site in the northeast corner of the property will be revegetated to 
provide at least 100 feet of vegetated buffer to the delineated wetland boundary.   

• Prior to construction activities, silt fencing and a continuous row of hay bales will be staked end 
to end adjacent to the buffer area surrounding the wetland.  The bales will be maintained, repaired 
and replaced as often as necessary to ensure proper function until all excavated areas are 
permanently vegetated.  Sediment trapped by the hay bales will be removed to an approved 
upland location before the bales themselves are removed. 

• Incorporation of stormwater management practices throughout the site will assist in removing 
sediment and debris from runoff.  If depletion of runoff to the off site wetlands results in an 
adverse change in the character of this wetland, consideration could be given to diverting some 
stormwater from the pond feature to this wetland. 

 
Land Use, Zoning and Plans 
 
Land Use 
The proposed project will change the land use classification of the site from its current mixed 
business (i.e. horse farm and wood carving) and vacant status, to residential use.  The proposed 
project would locate a ±185-foot buffer setback along NYS Route 25 into the north part of the 
project site, and would situate single family homes along Plainview Road, opposite single family 
homes to the west.  The central part of the site would be developed in multiple family buildings 
as depicted on the site plan.  The subject parcel lies between two existing roads (Plainview Road 
and NYS Route 25), and is disturbed with business use on the north part of the site.  As a result, 
the balance of uses proposed, will provide transitional qualities within the parcel, and will situate 
buffers in highly visible locations, while situating appropriate uses at the perimeter and within 
the site to allow for appropriate land use compatibility.   Residential use is already well-
represented in the area, so that the proposed project will only incrementally expand the amount 
of residential land use.   
 
The residents of the housing project will provide additional benefits to local merchants, service-
oriented businesses and general consumer activities in the area.  The convenience of local 
shopping both east and west along Jericho Turnpike in established shopping locations along this 
corridor, and resultant use by the residents will help to strengthen the economic vitality of the 
area.  The proposed project will generate construction jobs and operation and maintenance jobs 
for the facility and will result in a rapid realization of these benefits beginning with construction 
and followed by occupancy and use of the homes. 
 
The type of housing offered will help to diversify the housing in the area.  Single family 
residential development is a prevalent type of housing both south and north of the NYS Route 25 
corridor; however, it is noted that several townhouse/condominium developments have been 
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located on former commercial use parcels along NYS Route 25.  Commercial use and zoned 
parcels on Route 25, and particularly those that are non-conforming or not economically viable, 
provide an opportunity for appropriate moderate to high density residential redevelopment that 
are compatible with the current land uses in the area.  The Horizons 2020: Town of Huntington 
Comprehensive Plan Update indicates that the generalized future land use of the subject site is 
suggested as parks, recreation and conservation land.  However, a short distance down Route 25 
adjacent to the subject site is suggested for major commercial corridor/mixed use.   
 
The subject parcel provides this opportunity through the removal of existing non-conforming 
business uses, to be replaced by buffers and residential use in a project planned specifically to 
provide compatible land use on the site.  As a result, the project will add to the housing diversity 
on the site to serve the surrounding area including multiple family units for seniors seeking the 
lifestyle offered, affordable units and three single family homes. 
 
The target market for the age-restricted multi-family units is expected to include “empty nesters” 
and professional adults/couples that wish to downsize their living quarters or reduce maintenance 
headaches. Townhome and condominium housing provides a less labor intensive home-
ownership opportunity for retired individuals and couples.  
 
The segment of Jericho Turnpike where the subject property is located is more residential in 
character than many other areas of Jericho Turnpike.  Single family homes are evident north and 
east of the subject site.  These transition to commercial corridor uses farther east, and to the 
Woodbury Country Club, other multiple family and commercial uses to the west.  The existing 
“scenic” nature of the segment of Jericho Turnpike along the existing site will remain intact by 
the use of the proposed buffer that will setback the proposed multi-family housing units from 
Jericho Turnpike with landscaping, a pond and natural vegetation. 
 
The two existing single family residential parcels on Plainview Road will be buffered from the 
proposed development via a natural buffer area as well as the use of landscaping.  Based on the 
discussion provided herein, no significant adverse impacts to the adjacent landowners are 
anticipated as a result of the proposed project.  The proposed three single family lots along 
Plainview Road will maintain the low-density residential land uses that exist in the immediate 
vicinity of the site. 
 
Zoning 
The project proposes a zone change from R-40 to R-RM (Town of Huntington) and R1-A1 to 
RMF-10 and R1-20 (Town of Oyster Bay).  Although there is a proposed change of zone, it will 
still remain a residential zone classification.   
 
The proposed development falls within the dimensional requirements of the two proposed multi-
family zoning districts as well as the permitted uses for the districts, with the exception of the 
minimum lot gross area in Oyster Bay.  The total gross lot area of proposed RMF-10 zoned area 
within Oyster Bay is 3.72 acres (5 acres are required).  The land area within Oyster Bay is 5.1 
acres; however based on the comments from the community, single family lots were requested 
along Plainview Road that will require the subdivision of 1.37 acres (three 20,000 SF lots) from 
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the overall 5.1 acres in Oyster Bay.  The proposed R1-20 zoning for the three single family lots 
will also like require minor front and/or rear yard setback variances as both setbacks require 50 
feet.  The ultimate building footprint for these lots has not yet been determined; therefore, once 
individual plot plans are prepared, any required variances would be subject to the approval of the 
Town. 
 
 
The site is adjacent to the Woodbury Country Club to the west of Plainview Road, beyond which 
is an RMF-6 zoned parcel that involved conversion of a former racquet club to a multiple family 
townhome development.  The project is consistent with the land use/zoning pattern west of the 
site on the south side of Route 25.  East of the site is primarily residential zoning up to Round 
Swamp Road, where the south side of Route 25 becomes predominantly commercially zoned.  
As a result, the project site will abut one residentially zoned area and a single family 
development on the south side of Route 25 east of the site.  The subject site is unique as a result 
of its location abutting a State highway and Plainview Road, as well as the fact that the north part 
of the site is disturbed in connection with two business uses.  As a result, the proposed zoning is 
viewed as an appropriate zone for a parcel that has transitional qualities.  The proposed site 
design ensures that land use impacts are mitigated, and the zoning allows the proposed use to be 
accommodated on the site. 
 
The project will provide quality housing opportunities in an enhanced setting that will benefit 
residents with on-site recreation and nearby convenient services a short drive away, and will 
provide for a beneficial use of the site.  As a result, no significant adverse impacts to site zoning 
or the zoning pattern of the area are anticipated.   
 
Plans 
Horizons 2020: Town of Huntington Comprehensive Plan Update 
Based on the Generalized Future Land Use Map prepared for use with the land use policies and 
action strategies to guide Town decision making on land use matters, the Comprehensive Plan 
identifies the subject site for Parks, Recreation and Conservation Land.  However, the Town has 
not offered and does not appear presently to be considering an offer to purchase the property.  
Moreover the designation does not prevent development of the property for residential use 
pursuant to the property’s present zoning.  The same applies to the County.   
 
This proposed age-restricted townhouse community is consistent with goals identified in the 
Horizon 2020 Town Comprehensive Plan Update (“Horizon 2020 Plan”).  Specifically, the 
Horizon 2020 Plan identifies the promotion of a “more diverse housing stock” as a key initiative, 
and notes the “changing demographic towards smaller, ‘non-traditional’ households, resulting in 
demand for alternatives to single-family detached homes.”  See Horizon 2020 Plan, Executive 
Summary at V, X.  The percentage of the Town population which is 65 years of age and over 
increased by 25% between 1990 and 2000, and is projected to constitute one third of the Town’s 
entire population by 2030 (see Horizon 2020 Plan, page 1-6).  The proposed Kensington Estates 
will provide the Town with additional housing for that important demographic community. 
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Proposed Mitigation 

• The project provides buffers to increase land use compatibility in transition between the 
condominium style development and single family development surrounding the site.  These 
buffers include a 185  foot setback from Jericho Turnpike and a 100 foot setback from the eastern 
property boundary. 

• The units along the eastern perimeter of the property have oriented in an east-west direction to 
reduce the amount of building façade facing the adjacent residences to the east and a vegetated 
berm is proposed along the eastern limit of disturbance in proximity to the proposed units. 

• The project will provide an alternative to single family home ownership in a quality housing 
development. 

 
Transportation  
 

No Build Condition 
The No Build Condition represents traffic conditions expected at the study intersections in the 
assumed future build year (2010) without the construction of the proposed project.  For the 
purpose of determining the cumulative traffic impacts anticipated to be created by proposed 
projects in the study area, the No Build Condition traffic volumes will consider only background 
growth through the assumed build year for the subject application. 

 

Traffic Growth 
Annual growth factors of 1% and 0.6% were obtained from the New York State Department of 
Transportation (NYSDOT) Long Island Transportation Plan 2000 study (LITP2000) for the 
Towns of Huntington and Oyster Bay respectively. The higher of the two growth factors was 
utilized to perform a more conservative analysis. The existing traffic volumes were increased by 
this factor (1%) for a period of 4 years to the traffic volumes obtained in 2006 and for a period 3 
years to the traffic volumes obtained in 2007 to generate the 2010 No Build Volumes.   
 
 
Proposed Development 
 
Site Access 
As recommended by the New York State Department of Transportation (NYSDOT), access to the 
site will be provided via a full movement driveway on NYS Route 25 (Jericho Turnpike) directly 
opposite Avery Road. The site access will form the northbound leg at the signalized intersection 
of Jericho Turnpike and Avery Road and will be designed to provide one right turn lane and a 
shared left turn/through lane.  Also, a left turn lane permitting access into the subject site will be 
provided on westbound Jericho Turnpike.  The existing traffic signal at this location will be 
reconstructed in order to accommodate the additional leg for the driveway of the proposed 
development.  NYSDOT also recommended the widening of NYS Route 25 between Plainview 
Road and Avery Road to provide increased left turn storage eastbound and westbound.   

 
Trip Generation 
In order to identify the impacts the proposed residential development will have on the adjacent 
street system, it is necessary to estimate the magnitude of traffic volume to be generated during 
the peak hours and to estimate the directional distribution of that site traffic when entering and 
exiting the subject property. The proposed residential development will contain 80 age-restricted 
attached housing units and 3 single family homes. The trip generation estimates for the proposed 
residential development were based on the traffic data for Land Use Code 251 Senior Housing 
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Detached (for the townhouse units) and Land Use Code 210-Single Family Detached Housing 
(for the three single family homes) contained in the Institute of Transportation Engineer’s 
manual, Trip Generation, Seventh Edition.  This publication sets forth trip generation data 
obtained by traffic counts conducted at research sites throughout the country.   

 

The analysis herein utilized the traffic generation number for detached senior housing units for 
the townhouse units because the ITE description of residents in detached senior housing 
communities appears to better correspond to the community that will reside at Kensington Estates 
than does the ITE description of Land Use Code 252 Senior Attached Housing.  According to the 
ITE trip generation manual, residents in detached senior adult housing communities are typically 
active, requiring little to no medical supervision.  This type of use would correspond to the age-
restricted units proposed in this project.  (Detailed descriptions of Land Use Codes 251, 252 and 
210 are included in appendix C [of the TIS].)  The number of trips generated by Senior Housing 
Attached are significantly lower than those generated by Senior Housing Detached.  Therefore, 
the analysis contained herein reflects a conservative approach.   

 
Trip Distribution and Assignment 

The volume of site traffic that would travel through the study intersections during peak hours was 
distributed and assigned to each movement based on the existing roadway and travel patterns. 
The nature of the proposed land use and its associated travel patterns were considered as well.  
Figures 9 and 10 present the trip distribution for the age-restricted condominiums and the single 
family homes respectively.  

 

Traffic Impact Analysis 

As stated previously, the intersection capacity and level-of-service (LOS) analyses were based on 
the procedures and guidelines presented in the Highway Capacity Manual (2000), published by 
the Transportation Research Board. SYNCHRO and SimTraffic were used to analyze the study 
intersections and provide a LOS measurement of the intersection operations.  

 
Jericho Turnpike and Plainview Road  
During the No Build Condition, the signalized intersection of Jericho Turnpike and Plainview 
Road operates at LOS A during the weekday AM and Saturday midday peak hours and at LOS C 
during the weekday PM peak hour. It can be seen from the review of Tables 3-8, 3-9 and 3-10 
that, if only the proposed Kensington Estates project is constructed in the study area (Build 
Scenario 1), this intersection will continue to operate at the No Build LOSs.  With the 
construction of the Kensington Estates project and the other planned projects (Votypka, 
Woodbury Country Club and The Preserve) in the study area (Build scenario 2), the intersection 
will continue to operate at the No Build LOS during the AM peak hour and will change from 
LOS C to D (11.7 second increase in delay) during the PM peak hour and from LOS A to B (an 
imperceptible 1.7 seconds increase in delay) during the Saturday midday peak hour. With the 
construction of the other planned projects and the Cold Spring Harbor residential development 
(scenarios 3 and 4), the LOS at the intersection will remain at LOS A for the AM peak hour, and 
change from LOS C to D under scenario 3 and from LOS C to E under scenario 4 during the PM 
peak hour and from LOS A to B during the Saturday midday peak hour.  If Votypka, Woodbury 
Country Club, the Preserve and Cold Spring Harbor are all developed, the LOS condition of this 
intersection could be improved by widening Avery Road to provide one left turn lane and a 
shared through/right turn lane with some signal timing modifications.   
Jericho Turnpike and Avery Road/West Gate Drive/Site Driveway 
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In the No Build Condition, the signalized intersection of Jericho Turnpike and Avery Road/West 
Gate Drive operates at LOS C during the weekday AM peak hour and at LOS B during the 
weekday PM and Saturday midday peak hours.  All the approach movements to this intersection 
currently operate at LOS C or better except for the southbound Avery Road approach and 
southbound West Gate Drive approach that operate at LOS E during the AM, PM and Saturday 
midday peak hours.  

 
As previously mentioned, the Build analyses at this location is based on the NYSDOT 
recommended widening of NYS Route 25 between Avery Road and Plainview Road and the 
modification of the traffic signal to accommodate the proposed site access opposite Avery Road.  
It can be seen from the review of Tables 6, 7 and 8 [of the TIS] that, if only the proposed 
Kensington Estates project is constructed in the study area (Build Scenario 1), this intersection 
will continue to operate at the same LOSs as in the No Build Condition.  

 
With the construction of Kensington Estates as well as Votypka, Woodbury Country Club and 
The Preserve (Build Scenario 2), the intersection will continue to operate at the No Build LOS 
conditions during the AM and Saturday midday peak hours and will change from LOS B to C 
with only a 5.5 second increase in delay during the PM peak hour.  With the further addition of 
the Cold Spring residential development (scenarios 3 and 4), the LOS for the AM and Saturday 
midday peak hours will continue to remain at the No Build levels, while the PM peak hour LOS 
would be LOS C (only an 8.8 seconds increase in delay from the No Build condition) under 
scenario 3 and LOS D (a 21.1 second increase in delay) under scenario 4. These PM changes in 
LOS are primarily due to the change in the LOS of the southbound Avery Road and southbound 
West Gate Drive approaches from LOS E to LOS F. (See Table 7 [of the TIS]).  Widening Avery 
Road to provide one left turn lane and a shared through/right turn lane with some signal timing 
modifications would sufficiently mitigate that PM. LOS condition in Scenarios 3 and 4, as 
reflected in Table 9 [of the TIS].  (Table 9 does not include the AM and Saturday peak periods 
because no further mitigation will be required for those peak periods even if Votypka, Woodbury 
Country Club, the Presence and Cold Spring Harbor are all also developed.)   
 
With regard to NYSDOT’s recommended widening of NYS 25 between Avery Road and 
Plainview Road, Kensington Estates will not add any traffic on the eastbound NYS Route 25 left 
turn lane at Avery Road and will add only 5, 6 and 7 vehicles on the westbound NYS Route 25 
left turn lane at Plainview Road during the weekday AM, weekday PM and midday Saturday peak 
hours respectively.  A comparison of traffic conditions at this intersection with and without the 
widening of Jericho Turnpike shows that the Kensington Estates project would not impact this 
intersection even without the widening of NYS Route 25.  (See Tables 10, 11 and 12 [of the 
TIS]).  Therefore, since the Kensington Estates project by itself does not justify widening NYS 
Route 25 to provide increased left turn storage eastbound and westbound, applicant should not be 
required to undertake or fund the widening of NYS Route 25.  However, the applicant is willing 
to dedicate land along the site frontage if NYSDOT intends to implement this action.  It is 
important to note that the widening of NYS Route 25 will need additional dedication of land from 
the properties to the east and west of the Kensington Estate property.  Hence the NYSDOT will 
need to request the dedication from the owners of those properties.  
 
 
 
Jericho Turnpike and Juneau Boulevard/Windermere Way  
For the No Build Condition, the signalized intersection of Jericho Turnpike and Juneau 
Boulevard/Windermere Way operates at LOS A during the analyzed peak periods. After the 
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completion of the projects, the intersection will continue to operate at No Build LOS Conditions 
during the analyzed peak periods.   
 
Plainview Road and Orchard Drive  
For the No Build Condition, the northbound left turn movement at the stop-controlled intersection 
of Plainview Road and Orchard Drive will operate at LOS A during the weekday AM, weekday 
PM and Saturday midday peak hours. The eastbound Orchard Drive approach operates at LOS A 
during the weekday AM and Saturday midday peak hours and at LOS B during the PM peak 
hour. After the completion of the project, the intersection will continue to operate at No Build 
LOS Condition during the analyzed peak periods for each of the other scenarios, except for the 
eastbound approach that change from LOS A to LOS B during the AM peak hour for each of the 
other scenarios.  

 
Proposed Mitigation 
 
The proposed age-restricted residential development will not create significant impacts on the 
adjacent street network.  The TIS prepared for this proposed age-restricted residential 
development estimates that it will generate 35 trips during the AM peak hour (12 entering, 23 
exiting), 47 trips during the PM peak hour (29 entering, 18 exiting) and 56 trips during the 
Saturday midday peak hour (33 entering, 23 exiting).  Any traffic impacts that may be created by 
the construction of the Kensington Estates project and all other planned projects within the study 
area could be mitigated by the proposed mitigations detailed in the body of the TIS.  It is noted 
that a westbound left turn lane into the proposed development and associated traffic signal 
modifications is proposed to mitigate any potential impacts the project may have on traffic.   
 
 
Community Services   
 
Taxes 
Based on the Town Statement of Taxes for the year 2007-08, the total property tax paid for the 
three-lot site was $57,576. 
 
It is estimated that the units will range in sales price from $765,500 to $1,080,000 and the single 
family dwellings will have an approximate sale price of $1,495,500.  The proposed affordable 
age restricted units will have a sales price to be determined by the Town of Huntington at the 
time they are offered for sale.  At this time, Huntington is working with the Long Island Housing 
Partnership to draft new provisions for affordable housing in the Town.  Based on a 2-person 
family size and the current Nassau-Suffolk 2-person family income, using current dollars, it is 
estimated that approximate sales prices for affordable units could be as low as $142,000.  Use of 
this figure provides a basis for conservative analysis.  Final sales prices will be determined by 
the Town of Huntington at the time of sale or project approvals.  It is also noted that all tax levies 
will be determined by the respective sole assessor of the Towns Huntington and Oyster Bay, and 
as a result, the analysis provided herein is the best available estimation of tax revenue using a 
market based method.  
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The proposed project will significantly increase the assessed value of the project site, with the 
result that the property taxes generated here will be substantially increased.  It is estimated that 
the proposed project will generate approximately $850,241 in tax revenue, an increase of 
$792,665 annually.  It is noted that this estimate takes into account that the units will be assessed 
as condominiums.  This property tax increase will be sufficient to offset a portion of the 
increased costs to public agencies to provide services to the site.  
 
Educational Services 
The subject property is located in both the South Huntington Union Free School District and the 
Syosset Central School District.  The enrollment within the districts for the 2006-07 school year 
was 6,758 students in South Huntington and 7,693 students in Syosset.   
 
Based on the 2007-08 tax bills, the subject site generated a total of approximately $41,591 in 
property tax revenue for the two school districts ($15,268 for South Huntington and $26,322 for 
Syosset).  A weighted average was taken for general education and special education students 
using the New York State School Report Card Fiscal Accountability Supplement to determine 
the expenditure per pupil for each school district.  It was determined that the average expenditure 
per pupil, based on the most recent data available for the 2006-2007 school years, was $17,701 
for South Huntington and $21,632 for Syosset.   
 
The impact of any project upon the school district in which it is located depends on the number 
of school-age children that will be generated, offset by increased tax revenues and the ability of 
the school district to provide educational services for these children.  The ability of a school 
district to handle increased demand for educational services depends primarily upon the 
adequacy of long-term planning within the district, in combination with increased tax revenue 
generated from commercial and industrial uses to strengthen the tax base of the community.  
Age-restricted housing is beneficial for school districts, as they generate a substantial amount of 
tax revenue for the district, while at the same time generating no additional school children.  
There will be no school age children generated as a result of the proposed age restricted multi-
family project.  As a result, all tax revenue generated for the school district will be available for 
other purposes.  To estimate the number of school-aged children that would likely be generated 
by the single family dwellings associated with the proposed project, multipliers supplied by 
Rutgers University, Center for Urban Policy Research were used [1.05 children/single family 
detached dwelling (4-bedroom with a value greater than $329,500)] (Burchell et al, 2006).  
Therefore, the three single family houses proposed in Oyster Bay will generate approximately 
four school age children.  Based on the expenditure to educate each student in the Syosset School 
District ($21,632 per pupil), the annual cost to educate the projected four school aged children 
would be $86,528.  
 
The South Huntington School District will receive approximately $459,608 and the Syosset 
School District will receive approximately $146,459 in annual tax benefits as a result of the 
project.  This represents an increase over existing tax revenues of $444,339 and $120,963 to each 
district, respectively.  The South Huntington School District will receive that substantial increase 
in tax revenue without incurring any additional expenditure to educate school age children.  In 
the Town of Oyster Bay, the additional costs to be incurred by the Syosset School District are 
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outweighed by the additional tax revenue.  There will be a net gain of $59,931per year after the 
cost to educate the estimated four children that will occupy the single family homes  is deducted 
from the estimated $146,459 annual tax contribution to the Syosset School District. 
   
Police Protection  
The subject site lies within the Suffolk County Police Department (SCPD) Second Precinct and 
the Nassau County Police Department (NCPD) Second Precinct.  Precinct offices are located on 
1071 Park Avenue, Huntington and 770 Jericho Turnpike, Woodbury, respectively.  
 
The current police protection demand of the project site is limited to ordinary patrol and response 
to nuisance calls.  Funding for police protection is received through property taxes placed on 
lands within both counties.  Based on the 2007-08 tax rates, the subject site generates 
approximately $2,274.16 in annual property tax allocations to the SCPD and approximately 
$2,249 to the NCPD. 
 
It is not anticipated that the proposed project would have a significant adverse impact on the 
patrol responsibilities of the SCPD or NCPD for security/safety purposes.  While the potential 
need for police services to the site would be increased by the residential character of the site, this 
increase would not in itself be a significant added burden on patrol activities, as this use does not 
generate much potential need for response.  Based on the applicable 2007-2008 tax rates, it is 
estimated that the proposed project would generate about $68,455 per year in taxes allocated to 
the SCPD and $10,182 for NCPD (including tax revenues generated for the county police 
headquarters), which would offset increased costs to provide this increased patrol need.  This 
represents a $66,180 and $8,411 increase, respectively, over existing taxes generated on the site. 
 
Units within and under the taxing jurisdiction of Suffolk County and Nassau County, will be 
serviced by the SCPD or NCPD, respectively.  One emergency access location is provided for 
the site, located in the northwest corner off of Plainview Road in the vicinity north of the 
recreation building.   
 
Fire Protection and Ambulance Services 
Fire protection and ambulance service for the site are provided by the Huntington Manor Fire 
Department and Syosset Fire Department, whose nearest stations are currently located on 2100 
New York Avenue (corner of New York Avenue and East 23rd Street) in Huntington Station and 
50 Cold Spring Road in Syosset, respectively. 
 
Additional Huntington Manor Fire Stations are located at 1650 New York Avenue (corner of 
New York Avenue and East 13th Street and 813 East Jericho Turnpike (corner of East Jericho 
Turnpike and Totem Avenue).  Additional Syosset Fire Stations are located at 156 Woodbury 
Road and 205 South Oyster Bay Road.   
 
Funding for fire protection is received through property taxes placed on lands within the fire 
districts. During the 2007-08 tax year, the subject property generates $655.92 for the Huntington 
Manor Fire Department and $869 for the Syosset Fire Department.   
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Huntington Community First Aid Squad provides medical/ambulance service for the site.  
Headquarters is located approximately 3.6 miles from the subject site at 2 Railroad Avenue, 
Huntington Station.   
 
Similar to police protection, it is not anticipated that the proposed project would have a 
significant adverse impact on the Huntington Manor or Syosset Fire Departments.  And although 
correspondence has not been received by the Syosset Fire Department, it is anticipated that the 
taxes generated by the project would be enough to offset any increase in potential costs to either 
department. 
 
Similar to police services, units within and under the taxing jurisdiction of Suffolk County and 
Nassau County, will be serviced by either the Huntington Manor or Syosset Fire Department, 
respectively.  One emergency access location is provided for the site, located in the northwest 
corner off of Plainview Road in the vicinity north of the recreation building.   
 
The project would incrementally increase the potential need for fire protective services, though 
this increased potential need would not in itself be a significant added burden on the department.  
This is due to the projects adherence to the NYS Fire Code in construction, and the anticipated 
use of fire-resistant building materials, sprinklers and smoke/fire alarmsand detectors.  Based on 
the applicable 2007-2008 tax rates, it is estimated that the proposed project would generate an 
estimated $19,744 and $4,995 per year in taxes allocated to the Huntington Manor and Syosset 
Fire Departments, respectively, which would offset a portion of the increased potential costs to 
the department.  This represents a $19,088 and $4,126 increase, respectively, over existing taxes 
generated on the site. 
 
The Huntington Manor Fire District contains four pumpers, two quints, two ladder truck and 
three rescue trucks to provide fire protection to the site.  Correspondence from them indicates 
that a Knox Box keyed to Huntington Manor’s specifications is required at the gated entrance to 
provide keyed access to the site.  The Syosset Fire Department has provided a response letter 
(see Appendix G) which indicates the locations of the Departments three fire stations that could 
service the property.  The Syosset Fire Department headquarters contains two class A pumper 
trucks, a heavy rescue truck, a 95’ tower ladder and an ambulance.  
 
The proposed project will adhere to all requirements specified by the Fire Districts, as well as the 
New York State Building Code including sprinklers for multi-family projects.   
 
Water Supply 
The site and the adjacent area is presently served with water from the South Huntington Water 
District.  The South Huntington Water District 2006 Drinking Water Quality Report provides 
information on the public water supply for the area including the subject site.  The population 
served by the South Huntington Water District for 2006 was 81,760.  The source of water for the 
District is groundwater pumped from 21 wells located throughout the community.  Generally, the 
water quality of the aquifer is good to excellent, although there are localized areas of 
contamination. 
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The proposed project will increase the overall consumption of water.  It is anticipated that the 
proposed project will use approximately 34,766 gallons of water per day.  Water service for units 
located within the Town of Huntington will be provided from the South Huntington Water 
District.  The South Huntington Water District met on January 8, 2009 and discussed the 
proposed project.  A Letter of Water Availability is pending.  Jericho Water District will provide 
service to the units located within the Town of Oyster Bay.  An easement through the single 
family lots to loop the existing water main from Plainview Road will be necessary to serve the 
multi-family units within Oyster Bay as well as the clubhouse.   
 
Solid Waste Disposal 
The Town of Huntington and the Town of Oyster Bay collects and manages municipal (i.e., non-
hazardous) solid waste generated within each respective Town.  The project site lies within the 
Town of Huntington refuse district 14.  However, the property owner utilizes a private hauler for 
their solid waste.  A six cubic yard (CY) dumpster is on-site for solid waste disposal, which gets 
picked up once every other week.   
 
The proposed project will generate a greater amount of solid waste than the current use, which 
will be collected via private carters.  Approximately 4.55 tons of solid waste per month is 
anticipated based on 2.3 pounds per day per resident.  
 
Correspondence from the Town of Oyster Bay Department of Public Works indicates that in 
order to receive Town collection, a request must be made through the Town Attorney’s office, to 
be included in their sanitary garbage district.  The Town collects rubbish and trash curbside twice 
weekly.  Recyclables are collected once weekly and the Town provides the recycling containers.   
 
It is anticipated that the three single family houses will utilize municipal garbage collection,  and 
the multi-family portions of the site contract with a private hauler.  The private hauler contracted 
would provide curbside garbage pickup and individual homeowners will be responsible for 
separation of recyclables.  Regardless of whether or not the subject property utilizes municipal 
solid waste, yard waste and recycling collection services, the residents of the development are 
legally required to pay Refuse District taxes.  Should the property end up utilizing Town of 
Huntington residential solid waste services, the Condo-owners Association may execute a Hold 
Harmless and Indemnity agreement with the Town and it’s contractors to enter the property.   
 
Public Parks and Recreational Facilities 
The subject site is a source of private recreation for users of the active horse farm and ranch.  
The horse farm provides services in the form of sale of horses, riding lessons, horse boarding, 
clinics and host private pony and petting zoo parties.    
 
West Hills County Park is located in relative proximity to the east of the subject site.  Several 
private golf courses are also located in the vicinity.  
 
Recreation facilities, in the form of a pool, tennis court, and recreation building are proposed for 
the site.  It is not anticipated that there will be a burden on public parks or recreational facilities 
as a result of the increase in residents to the site.  No relocation of the horse farm is proposed.  
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Similar facilities in the immediate area include Round Swamp Road in Melville, Downs Road in 
Huntington and Sweet Hollow Road in South Huntington.   
 
Energy Services 
LIPA is the local provider of electricity in the vicinity of the site. National Grid maintains a 2-
inch plastic gas service line beneath West Gate Road, directly across from the project site.   
 
It is expected that there will be no significant adverse impacts to either LIPA or National Grid as 
a result of the project’s increased consumption of electricity or natural gas, respectively.  The gas 
line would be installed via a trench-less construction method (directional drilling) to minimize 
ground disturbance. The main would be laterally drilled a minimum of 8-10 feet below Jericho 
Turnpike, thus minimizing disturbance to the roadway. New construction will utilize appropriate 
and necessary energy-conserving materials and mechanical systems, minimizing the increased 
consumptions of these energy forms.  In addition, these utilities are chartered to serve 
development within their service areas, and the area is already well-served with electricity and 
natural gas. 
 
Both the Towns of Huntington and Oyster Bay have Energy Star requirements included in their 
Zoning Codes (§87-55.2 and §93-27.1, respectively).  It is expected that the project will include 
energy and resource-conserving features and will be in compliance with each Town’s respective 
Energy Star Zoning Code requirements.  These features will include modern, energy-efficient 
building materials (i.e. air conditioners, heating systems, HVAC systems, water heaters, heat 
pumps, etc.)  Incorporation of such energy-conserving measures is a sensible building practice, 
particularly in light of the increasing cost of energy resources, and the applicant’s desire to create 
an environmentally responsible project.   
 
Building materials and mechanical systems will include the following features, to significantly 
reduce energy requirements in residential housing: 
 

• Energy Star rated appliances and low flow fixtures,  
• low voltage lighting,  
• windows with low-emissivity coated glass,  
• spray foam insulation (R-21 installation rating)  
• use of drip irrigation and rain gauges for irrigation purposes, and 
• reduce the quantity of indoor air contaminants that are odorous, irritating and/or harmful to the 

comfort and well-being of installers and occupants. 
 
Proposed Mitigation 

• The proposed project will generate significant increases in tax revenues and allocations to each of 
the pertinent community services would offset the increased costs to the pertinent community 
services to provide services. 

• The 80 age-restricted units will not generate any school children, and thereby not require 
additional district expenditure to provide services while contributing significant additional tax 
revenues.  The three single family homes will generate only a few additional school children; the 
additional cost for which will far more than be covered by the substantially increased tax revenue 
that will be generated. 
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• Smoke and fire detectors will be installed in the proposed homes and current construction 

standards will be adhered to as mandated by the NYS Building Code. 
• Water-conserving plumbing fixtures and mechanical systems will be used where appropriate in 

order to minimize water consumption. 
• While the proposed project will result in a significant increase in solid waste generated on-site, 

this waste is not expected to contain significant amounts of potentially toxic or hazardous 
materials (i.e. pesticide or fungicide residues in barrels, etc.).  All solid wastes generated will be 
removed from the site and disposed of properly.  As a result, no mitigation measures are 
necessary or proposed. 

• Energy-efficient design and current construction methods will be utilized and buildings will be 
constructed consistent with NYS Building Code. 

 
 
Community Character  
 
The northern portion of the site is currently used as a horse farm.  Corrals and stables are located 
on the northern portion of the property.  There is also a woodcarving business located on the site 
situated in the northwest corner of the property.  Trailers and sheds are located on the property to 
store tools and supplies.  The majority of the southern portion of the site is wooded, with small 
areas cleared for horse and motorcycle trails and a dirt road that leads from the northern portion 
of the site to the entrance on Plainview Avenue.  Large mounds of manure are present on parts of 
the southern portion of the site.   
 
Country club and residential uses dominate the vicinity.  The visual character of the vicinity may 
be described as reflective of medium density residential use and vacant land, with some 
commercial properties located farther east and west of the subject site, along Jericho Turnpike.  
The segment of Jericho Turnpike where the subject property is located is more residential in 
character than many other areas of Jericho Turnpike.  Single family homes are evident north and 
east of the subject site.  These transition to commercial corridor uses farther east, and to the 
Woodbury Country Club, other multiple family and commercial uses to the west.  The area of the 
site directly along Jericho Turnpike is cleared and developed with buildings (stables and corals) 
and a wood carving business and piles of wood chips, barren soil and parking/use areas are 
evident.    
 
Views from the east, west and south into the property are generally restricted by the site’s 
bordering vegetation.  Views from the north are more open, as there is less vegetation on the site 
in this area, and the land surface is level with the roadway.   
 
The subject site is visible by the largest number of viewers, from the existing NYS Route 25.  
Secondarily, the site is also visible from Plainview Road, but this road has less traffic volume 
than Route 25.  The proposed project will change the visual character of the site from the current 
condition involving structures for horse farm related use and a wood carving business, to a pond 
system and vegetated/landscaped setback buffer area along Route 25.  The rooflines and building 
materials of the buildings are varied to create visual interest and reduce the visual scale of the 
buildings as viewed from adjacent areas.  Along Plainview Road, the visual character will 
change from wooded land to three single family homes, consistent with other uses on outparcels 
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adjoining the subject site and in the area.  The property will appear landscaped, and some the 
multifamily buildings east of Plainview Road will be visible from Plainview Road, but will not 
be dominant or obtrusive as a result of the setbacks from the road and landscape enhancements.   
 
The land use classification of the site would be changed by the proposed project, and the 
intensity of the site’s land use will be increased over current use of the overall site.  However, the 
project will remove the horse farm use and wood carving business, and will decrease the 
intensity of use in the north part of the site.  On the balance of the site, single family homes will 
transition into the multifamily project area, and both are characteristic of residential uses that are 
already well-represented in the vicinity, both in single family and multifamily forms. 
 
The proposed Kensington Estates development will feature 22 buildings, including 18 multi-
family buildings, one recreation building and three single family homes.  The overall site will be 
extensively landscaped to further enhance the aesthetics within the site and views of the site.  In 
addition, a vegetated buffer will provide a barrier between the proposed development and the 
existing uses on the east and south sides of the property.  A berm landscaped planted with 
evergreen species is proposed along the eastern boundary of the site to screen the proposed 
project and reduce potential visual impacts to the adjacent residential neighbors.  Additionally, 
the four eastern buildings have been set at the lowest elevation possible and low retaining walls 
(maximum height of four feet) are proposed on the eastern side of these buildings to allow for a 
grade transition to the proposed berm.  This will further reduce the visibility of the proposed 
buildings from the residential areas to the east.  A vegetative buffer will remain between the 
three proposed single family houses and the three multi-family buildings in the southwestern 
portion of the site.  As noted, a buffer is proposed along Jericho Turnpike in the northern portion 
of the site which will feature a pond for drainage and aesthetic purposes, as well as heavy 
vegetation in order to buffer the residences.  The northwest corner of the site will remain in its 
natural state, but be supplemented with native vegetation. 
 
The overall character of the community is a function of visual qualities, established uses, 
environmental characteristics, landforms, and general cultural traits existing in the area.  Visual 
qualities will change, but adverse change is not expected as described above.  The site is an 
established use in the community, and is relatively intense with large buildings, barren soils, 
parking requirements, and mounds of wood chips and other activity associated with the wood 
carving business.  The change in use which creates a more naturalized frontage along Route 25 is 
viewed as a beneficial change.  There are no unique landforms in the area of the site. Planned 
grading of the site will be required to provide appropriate and stable surface areas to allow 
development of the proposed project and will be the minimum necessary to permit the use of the 
property in accordance with the proposed zoning.  The project is a residential use in a residential 
area, and as a result is not expected to cause a significant adverse impact on the cultural traits of 
the site in the context of the community. 
 
Proposed Mitigation 

• In consideration of the site layout and building design features pertinent to the character of the 
site and community (i.e., the land use of the site and in the vicinity, the prevailing land use 
pattern, and the visual appearance of the site and properties in the area), mitigation is primarily 
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related to the design of the project and future, more detailed landscape and architectural design 
and review. 

• A buffer along Jericho Turnpike which will blend with the natural, scenic vistas along Jericho 
Turnpike in the vicinity of the site. 

• A landscaped berm planted with evergreen species is proposed along the eastern boundary of the 
site, as well as the use of retaining walls to reduce visual impacts from adjacent residences.   

• The three single family residences proposed along Plainview Avenue will maintain the low-
density residential character of the area as well as buffer the multi-family residences in the 
southwest portion of the site. 

• Adherence to §198-116 Building and Site Development Plans and §143 Outdoor Lighting will 
provide specifics for mitigating aesthetic and lighting impacts. 

 
 
Historic and Archaeological Resources 
 

Between September 27 and November 20, 2006, TRACKER-Archaeology Services, Inc. conducted a Phase 
IA documentary study and a Phase IB archaeological survey for the proposed Triangle Equities subdivision 
in the West Hills, Town of Huntington, Suffolk County, and Woodbury, Town of Oyster Bay, Nassau 
County, New York.  The purpose of the Phase IA documentary study was to determine the prehistoric and 
historic potential of the property for the recovery of archaeological remains.  This was accomplished by a 
review 
 
A [Phase IA] prehistoric site file search was conducted at the New York State Historic Preservation Office 
– Field Services Bureau in Waterford, New York by the firm of Edward V. Curtin, consulting 
archaeologist.  Various historical and archaeological web sites were reviewed for any pertinent information.  
 
The APE consists of the entire property, approximately 18.5 acres, inclusive with developed areas and 
other associated extensive disturbance.  The property is bounded on the north by Jericho Turnpike (RT.25), 
to the east of Plainview Road, and to the remaining sides of private property.  
 
The study was conducted by TRACKER-Archaeology Services, Inc. of Monroe, New York.  Prehistoric 
and historic research was conducted by Alfred Cammisa, M.A. Field work was conducted by field director 
Jean Cascardi, B.A. and field technicians Michelle Cotty, B.A. and Elaine Peiffer, B. A. Report preparation 
was conducted by Alfred Cammisa, Felicia Cammisa, B.A., and Alexander Padilla.  
 
Based upon topographic characteristics, distance to other known prehistoric sites and an Indian Trail, the 
property was assessed as having a higher than average potential for encountering prehistoric sites.  
 
Based upon topographic characteristics, distance to historic map documented structures and an Indian trail, 
the property was assessed as having a moderate potential for encountering historic sites.  
 
The field testing included the excavation of 137 ST’s on the project area.  No historic artifacts or features 
were encountered.  No prehistoric artifacts or features were encountered.  Extensive late twentieth century 
disturbances were recorded.  No further work is recommended.   
 

Proposed Mitigation 
 
As the Phase I Archaeological Study conducted on the project site recommended that no further 
work be performed, no impacts to such resources will occur, and no mitigation is necessary or 
proposed.   
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Alternatives  
 
While remaining mindful of the goals and objectives of the project sponsor and in consideration 
of any other factors regarding use of the subject site, SEQRA requires that reasonable 
alternatives to a proposed project be investigated, in order to compare relative impacts as well as 
to determine the merits of the proposed project as compared to the implementation of other 
possible uses, sites and technologies.  The discussions and analyses of alternatives should be 
conducted at a level of detail sufficient to allow for the comparison of various impact categories 
by the decision-making agencies.  Alternative 1 is the “No Action” alternative, which is required 
by SEQRA and is intended to represent conditions if the site were maintained in its current status 
and condition (thereby enabling comparisons of impacts between the proposed project and all 
alternatives).   
 
For the subject application, the lead agency has determined that the following alternatives shall 
be analyzed:  

 
• Alternative 1: No Action - assumes that the site remains in its current uses and conditions. 
• Alternative 2: Development per Existing Zoning- assumes the site is  

   developed in conformance with its existing R-40 and R1-1A zoning. 
• Alternative 3: Non-Age Restricted Development- assumes the site is developed with yields  
   similar to that of the proposed project, but assumes no age restriction is imposed  
   on the project. 
• Alternative 4:  Alternative Access- assumes the site is developed with the same yield and layout 

to that of the proposed project, but provides site access via Plainview Road. 
• Alternative 5:   Cluster Development Plan A- assumes the site is developed with yields similar to 

that of the proposed project, but assumes the layout is clustered to provide greater 
open space. 

• Alternative 6:    Cluster Development Plan B- assumes the site is developed with yields similar to 
that of the proposed project, but assumes the multi-family units are all flats (no 
townhouse units as envisioned under the proposed project), and the layout is 
clustered to the north of the site to provide greater open space. 
 

The following table presents a listing of uses and yields of each alternative, as well as the relative 
impacts of each alternative, along with those of the proposed project, to enable comparisons.   
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COMPARISON OF ALTERNATIVES 
Parameter Proposed Project Alt. 1/No Action Alt. 2/As-of- Right Zoning Alt. 3/No Age Restriction Alternative Access 

Alt. 5/Cluster Development 
A 

Alt. 6/ Cluster Development 
B 

Use/Yield 80-unit PRC; 3 Single Family 
Houses  Horse farm, wood carving 15 Single Family Houses 80-unit Multi-family; 3 Single 

Family Houses 
80-unit PRC, 3 Single Family 

Houses 
80-unit PRC, 3 Single Family 

Houses 
80-unit PRC (condo units 

only), 3 Single Family Houses 
Coverages        
Impervious Area (acres) 6.25 0.52 4.22 6.25 6.27 5.49 3.89 
Landscaped Area (acres) 7.16 -- 7.29 7.16 7.16 6.59 6.87 
Natural Vegetation (acres) 3.34 10.16 6.14 3.34 3.32 5.83 7.21 
Unvegetated (acres) -- 7.97 -- -- -- -- -- 
Pond and Recharge Areas (acres) 1.90 -- 1.0 1.90 1.90 0.74 0.68 
Water Resources        
Domestic Water Use (gpd)1 26,008 175 4,500 26,008 26,008 13,748 13,748 
Recharge Volume (MGY) 2 12.60 10.08 13.26 12.60 12.61 12.34 11.48 
Nitrogen Concentration (mg/l)2 1.10 2.90 3.80 1.10 1.10 1.05 1.15 
Sanitary System Type Sewer connection Cesspool Cesspool Sewer connection Sewer connection Sewer connection Sewer connection 
Total Stormwater Runoff Volume ±287,643 CF ±243,195 CF ±226,370 CF ±297,703 CF ±301,033 CF ±258,026 CF ±206,868 CF 
Miscellaneous        
Huntington Area of Steep Slope 
Disturbance (>10%) (acres) 3.32 N/A 2.30 3.32 3.32 2.00 0.91 

Oyster Bay Area of Steep Slope 
Disturbance (>25%) (acres) 0.09 N/A 0.05 0.09 0.12 0.07 0.05 

Trip Generation (vph): 3        
Weekday AM Peak Hour 35 * 20 54 35 35 35 
Weekday PM Peak Hour 47 * 19 54 47 47 47 
Saturday Peak Hour 56 * 24 79 56 56 56 
Population /Community Service        
Residents (capita) 4 132 0 56 210 132 132 132 

School-age children (capita) 5 4 SCSD 0 
17  

(12 SHUFSD;  
5 SCSD) 

30 
(21 SHUFSD; 9 SCSD) 4 SCSD 4 SCSD 4 SCSD 

Cost to Educate ($year) 6 $86,528 SCSD N/A 
$212,412  
SHUFSD;  

$108,160 SCSD 

$371,721 
SHUFSD; $194,688 SCSD $86,528 SCSD $86,528 SCSD $86,528 SCSD 

Total Taxes ($/year) $850,241  $57,575 $279,000 $850,241 $850,241  $838,284 $730,037 

School Taxes ($/year) $606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

$41,591  
($15,268 HUFSD; $25,494 

SCSD) 

$187,680  
($121,550 SHUFSD; $66,129 

SCSD) 

$606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

 $606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

$597,732 ($560,420 
SHUFSD; $37,312 SCSD) 

$520,552 ($483,213 
SHUFSD; $37,339 SCSD) 

School District Surplus/Deficit ($/year) $ 459,608 SHUFSD; $59,931 
SCSD 

$15,268 
SHUFSD 

$25,495 SCSD 

-$79,062 SHUFSD;  
-$42,619 SCSD 

$105,588 
SHUFSD; 

-$26,597 SCSD 

$459,608 SHUFSD; $59,913 
SCSD 

$560,420 SHUFSD; -$49,216 
SCSD 

$483,213 SHUFSD; -$49,189 
SCSD 

Solid Waste (tons/year) 7 54.6 ±63 23.5 88.15 54.6 54.6 54.6 
*  Traffic counts not conducted as part of TIS, therefore existing number of trips for project site is unknown 
(1) Per SCDHS design criteria for wastewater systems. (5 gpd/capita for day school (assumes 10 employees & 25 horses/riders per day) 150 gpd/unit for PRC unit greater than 600 SF; 300 gpd for Single Family or equivalent) 
(2) See Appendix C-3 
(3)  ITE Trip Generation Manual, 8th Edition, see Appendix F-3. 
(4) Assumes 1.5 persons per PRC unit and 3.67 persons/detached, single family dwellings (4 BR, value >$329,500); 2.83 persons/attached townhome (non-age restricted, 3 bedroom, unit value >$269,500), 2.05 persons/two-bedroom flat (affordable unit, value 

$135,000 to $329,500); 1.88 persons/2 bedroom flat (value greater than $329,500). (Burchell et al, 2006). Note: To be conservative, 2 bedroom townhouses with dens were evaluated as 3 bedroom units. 
(5) Rutgers University, Center for Urban Policy Research multipliers [1.05 children/single family dwelling (4-bedroom with a value greater than $329,500), 0.39 children/3-bedroom townhouse (value greater than $269,500), 0.19 children/two-bedroom flat 

(affordable unit, value $164,500 to $269,500); 0.14 children/2 bedroom flat (value greater than $269,500). (Burchell et al, 2006)]. Note: To be conservative, 2 bedroom townhouses with dens were evaluated as 3 bedroom units. 
(6) Assumes expenditure per pupil of $17,701 for South Huntington School District and $21,632 for Syosset School District. 
 (7) Assumes: 2.30 lbs/day/resident; existing solid waste calculation based on general weight of household garbage for 6 CY dumpster hauled once every two weeks 
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1.0 DESCRIPTION OF THE PROPOSED PROJECT 

 
 
1.1 Introduction  
 
This Draft Environmental Impact Statement (DEIS) has been prepared to assist the Town of 
Huntington and the Town of Oyster Bay in assessing potential impacts of the project known as 
Kensington Estates and the proposed adjacent three single family homes.  The relevant property 
is 18.6 acres located on both sides of the border between Nassau and Suffolk Counties in the 
Hamlet of West Hills, Town of Huntington and the Hamlet of Woodbury, Town of Oyster Bay.  
For the portion of the property within the Town of Huntington (13.5 acres), a change of zone 
from R-40 to R-RM is proposed.  For the portion of the property within the Town of Oyster Bay 
(5.1 acres), a change of zone from R1-1A to RMF-10 (3.72 acres) and R1-20 (1.37 acres) is 
proposed.  It is also proposed to subdivide the 1.37 acre parcel into three single family lots. 
 
Change of zone applications initially were submitted to both Towns on or about October 20, 
2006 for the proposed development of 136 multi-family age restricted units with access from 
Plainview Road on the subject site.  However, as the direct result of numerous meetings with the 
Town of Huntington, Town of Oyster Bay, the Oyster Bay Environmental Control Commission 
(November 2007), and the Cold Spring Civic organization and the West Gate Civic association 
(in winter 2006/2007) that have expressed an interest in the proposed project, the Applicant has 
amended the application to substantially reduced the number of multi-family age restricted units 
requested from 136 to 80 units, plus three single family homes located along the property’s 
Plainview Road frontage, resulting in an improved site plan that affords better site design, 
alignment of compatible uses and increased open space.  Additional meetings with the residents 
located adjacent to the east of the subject site (Artisan Avenue) were held in spring 2009, which 
resulted in the modification of the orientation of the four easternmost buildings.  The residents 
requested that the buildings be oriented east-west, thereby reducing the amount of building 
façade facing the adjacent residential uses to the east.  The resulting Preliminary Site Plan is 
provided in a pocket at the end of this document.   
 
The proposed plan includes 66 multi-family townhomes and flats on the 13.5 acre portion of the 
property located within the Town of Huntington and 14 multi-family townhomes and flats and 
the three single family houses within Oyster Bay portion of the property.  The three single family 
lots will be 20,000 square feet (SF) each and will be subdivided from the remainder of the 
property.  Site amenities will be primarily located within the Town of Oyster Bay portion of the 
site and include a 2,826 SF recreation building with a lounge, library, card room, exercise room, 
office, multi-purpose room and lobby and an outdoor pool and tennis court.  Of the 80 units, 36 
will be two bedroom flats, of which six will be set aside as affordable housing (located in 
Huntington to comply with Huntington’s affordable housing regulations); and 44 will be two 
bedroom townhouses.  Based on guidance provided by the Town of Huntington’s Tax Assessor 
on December 3, 2008, the entire multi-family portion of the site (both townhomes and flats) will 
be assessed and taxed as condominiums (the tax analysis provided in Section 3.0 assumes this 
and taxes have been estimated accordingly).  The multifamily portion of the site will be managed 
by a Condo Association.  The three single family lots will be sold to individual purchasers (and 
taxed as typical single family dwellings). 
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The Town of Huntington requires that at least 20% of units in applicant-initiated zone changes 
involving 10 ore more units and an increase in density be affordable.  However, the developer 
may provide at least 10% affordable units and pay a fee to an Affordable Housing Trust and 
Agency Fund in lieu of providing the remaining 10% affordable units, which the applicant is  
proposing.  Flats will range in size from 1,450 SF to 1,850 SF and townhouses will range from 
2,500 SF to 2,700 SF.  All of the multi-family units will be occupied only by at least one person 
aged 55 years and older.  The three single family lots will have no age restriction associated with 
them.     
 
 
1.2 Project Background, Need, Objectives and Benefits 
 
1.2.1 Project Background and History  
 
The applicant for this project is Triangle Equities, of Whitestone, New York.  The project site is 
located at 1130 West Jericho Turnpike (NYS Route 25) on the southeast intersection of Jericho 
Turnpike and Plainview Road as shown in Figure 1-1.  The western portion of the site is located 
in Oyster Bay, Nassau County and the eastern portion of the site is located in Huntington, 
Suffolk County.  The property is located in a developed suburban area characterized by 
commercial and residential properties. 
 
An application for a change of zone was submitted to both the Town of Huntington and the 
Town of Oyster Bay in October 2006.  It was determined that the Town of Huntington would 
serve as Lead Agency for review of the project.  The Town of Huntington issued a Positive 
Declaration, conducted scoping and issued a Final Scope, and will administrate the processing 
and review of the DEIS.   
 
This document has been prepared pursuant to and in conformance with the required contents of 
the Positive Declaration adopted by the Town Board on November 16, 2007 which is included in 
Appendix A-1.  Subsequent to the issuance of the Positive Declaration, a public scoping process 
was initiated, which culminated in the Final Scoping document dated January 24, 2008 (see 
Appendix A-2).  The Final Scope reflects the initial proposed project of 136 age restricted 
housing units.  In the interim between the public scoping and issuance of the Final Scope, 
comments were made by residents in the area, community groups and Town representatives, that 
the 136 unit plan was too dense for the site.  As a result, the applicant reduced the density to 80 
units and three single family residences along Plainview Road, to maintain compatible use and 
the residential nature of the area, as well as to provide more perimeter buffering, landscaping and 
a pond feature that will serve as a buffer between the roadway and the proposed housing units.   
 
According to reviews of Town and County records and historic aerial photographs, the northern 
and southwestern portions of the site were in agricultural use, circa 1947.  In the early 1950’s, 
the Dougal family acquired the land, and with the exception of a brief tree nursery venture, the 
property was not farmed again.  From at least 1970 through 1980, a small dumping area in the 
southwestern portion of the property was visible in aerial photographs, and was noted in the 
Suffolk County CLEARS Study conducted for the area.  The oldest structure identified on the 
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site was built circa 1956 in the northeast portion of the property.  The remaining structures were 
historically used as barns.   
 
Currently, the site is used as a horse farm and a wood carving business.  The horse farm portion 
of the property is known as Indian Head Ranch.  It specializes in horse sales, supplying horses to 
several police departments, riding lessons, horse boarding, clinics and private pony and petting 
zoo parties.  Various corrals and stables are located throughout the northern portion of the 
property and sheds are used to store tools and supplies.  The majority of the southern portion of 
the site is wooded, with small areas cleared for horse and motorcycle trails and a dirt road that 
leads from the northern portion of the site to the entrance on Plainview Avenue.  The subject 
property contains eleven structures:  a concrete building, metal barn, horse stable, framed 
structure, wood workshop, wood shed, two wood walls, two concrete platforms, and one mobile 
home.  There is a small wetland feature located immediately adjoining the northeast corner of the 
subject site.  An aerial photograph of the site and vicinity is shown in Figure 1-2.   
 
As previously mentioned, the initial change of zone application that was submitted was for the 
proposed development of 136 multi-family age restricted units with access from Plainview Road.  
However, as the direct result of numerous meetings with the Town of Huntington, Town of 
Oyster Bay, the Oyster Bay Environmental Control Commission, and the civic associations that 
have expressed an interest in the proposed project, the Applicant has amended the application to 
substantially reduced the number of multi-family age restricted units requested from 136 to 80 
multifamily units.  Additionally, the setback of the units from Jericho Turnpike was increased to 
approximately 185 feet and the multifamily units fronting Plainview Road have been replaced 
with three single family homes to be more in character with the surrounding area.  Further, the 
units on the eastern portion of the property were rotated to an east-west orientation to reduce the 
building façades facing the adjacent residential uses to the east, and a vegetated berm was added 
along the eastern perimeter.  These changes have resulted in an improved site plan that affords 
better site design, alignment of compatible uses and increased open space.   
 
The applicant seeks a change of the zoning of the 13.5 acre portion of the site located within the 
Town of Huntington from R-40 to R-RM. The applicant further seeks a change in the zoning of 
the 3.72 acre parcel in the Town of Oyster Bay from R1-1A to RMF-10 and a change in the 
zoning of the 1.37 acre parcel fronting Plainview Road from R1-1A to R1-20. Notwithstanding 
the different zoning designations in the two Towns, in each case the current zoning designation is 
for single family housing.  The proposed Huntington zoning designation would be for a 
retirement community.  One of the proposed Oyster Bay designations would be for a multi-
family residence zone with a minimum age requirement; the other would be for single family 
housing.   
 
 
1.2.2 Public Need and Municipality Objectives 
 
The proposed project is conveniently located on Jericho Turnpike on the Nassau-Suffolk border.  
It is located within an area of commercial and residential development.  The need for the project 
is based on the demand for adult communities from Long Island’s aging empty nesters.  
Moreover, the project will provide public benefits to both municipalities, as discussed herein.  
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The applicant has designed the project to achieve the highest and best use of the site based on its 
adjacent uses and market trends.   
 
Although each Town’s Comprehensive Plan recommends low-density residential use for the site, 
the project is consistent with each Town’s goal of providing housing for a changing demographic 
towards smaller, non-traditional households as well as providing affordable units.  The project is 
compatible with surrounding communities and is well-designed to function internally. 
 
The subject site is currently used for a horse farm and wood carving business. Due to the nature 
of these businesses barren soils, large structures, piles of wood and piles of wood chips are 
visible and apparent from Route 25. The current use of the site is neither an aesthetic 
enhancement of the site or of the community.  The applicant’s proposed use would retain and 
restore buffers along Route 25 and three partially buffered single family homes along Plainview 
Road.  Improved visual character in the area and removal of non-conforming uses is a public 
need, community benefit and an expected municipal objective.  However, despite the improved 
viewshed along Jericho Turnpike, there will be a loss of forested area as viewed from Plainview 
Road due to the construction of the three single family houses.  Vegetated buffers will remain 
along the southern and eastern boundaries, although significant portions of the remaining 
vegetation within the project site will be removed for the development of the multi-family 
residence units.  
 
There is also currently a need in the area for high quality age restricted residential housing.  
Much of the population of Long Island is aging, and the proposed flats and townhomes are a 
desirable type of residence due to their maintenance-free aspects.  
 
It is the applicant’s goal to develop a high-quality residential use.  The development of the 
property will increase the revenues generated to taxing jurisdictions, and though it will result in 
incremental increases in demand for services, there will be no change in regard to school 
enrollments associated with the proposed age restricted units.  The three single family residences 
will not generate a significant amount of school age children to the Syosset Central School 
District. 
 
The proposed development will be of quality design and construction in terms of materials and 
craftsmanship.  The nature of the project’s close community of attached homes in a 
condominium and townhouse complex is a type of housing development that is growing in 
popularity due to the high paced lifestyle preferred by many Long Islanders who prefer a 
maintenance-free living environment. 
 
The project will provide an opportunity for high quality age-restricted residential housing in a 
desirable area in the Towns of Huntington and Oyster Bay.  The community will benefit 
economically from increased housing diversity and the increased value of the property. The 
proposed project will also result in generation of a substantial number of temporary jobs during 
the construction phase of the project, with some secondary job generation due to operation of site 
facilities and increased demand for on-site services (i.e. landscaping, maintenance, etc.).  
Consumer spending will “ripple” additional economic benefit to local merchants and businesses 
during and following construction.  In addition, the project will generate a substantial amount of 
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real property tax revenues to applicable taxing jurisdictions, which is anticipated will exceed the 
limited cost of the incremental increase in need for community services.   
 
The project will retain natural wooded areas and buffers on the perimeter of the site as well as 
providing coordinated landscaping throughout the interior of the site, with a buffer along Jericho 
Turnpike and a pond with heavy vegetation for aesthetic and drainage purposes.  In addition, the 
project will maintain existing topography to the maximum extent practicable.   
 
 
1.2.3 Objectives of the Project Sponsor 
 
It is the applicant’s goal to develop a high-quality residential use on a property which is well-
suited to attract and accommodate such a use.  The proposed project will provide a permanent 
use of land in conformance with the proposed multi-family residential zoning and R1-20 
residence zoning.  The development of the property will increase the property tax revenues 
generated to taxing jurisdictions, which is anticipated will exceed the limited cost of the 
incremental increases in demand for services. Indeed, there will be substantial tax revenue 
generated for each of the two school districts serving the project site, while the proposed 80 age-
restricted units, which will not generate school-age children and as discussed further in Section 
3.3.2, it is estimated that the three single family residence units will generate approximately four 
school age children.  
 
The objective of the project sponsor is motivated in part by the desire to produce a profitable 
economic return on the land investment, which would result from a high-quality residential 
development.  The applicant is seeking to provide a needed use that will conform to the 
surrounding land use pattern and, at the same time, provide an economic return to the Towns 
through increased tax revenues with a minimal impact on the environment. 
 
In conclusion, Kensington Estates will provide an opportunity for viable residential growth 
within an area of both the Town of Huntington and Oyster Bay well-suited to accommodate such 
growth.  The project will address the public need for senior citizen and affordable residential 
communities in an attractive setting and a desirable area. 
 
 
1.2.4 Benefits of the Project 
 
The benefits of the proposed project are based on social, economic and land use considerations. 
The proposed project requires a zone change from the site’s existing R-40 and R1-1A zoning to 
R-RM Retirement Community District, RMF-10 Multi-Family Residence and R1-20 Residence.  
The project will provide high quality residential housing in a desirable area of the Towns of 
Huntington and Oyster Bay to fill a need in the area for high quality age restricted housing.   
 
The current non-conforming uses at the site detract from the otherwise visual appeal of the area.  
The proposed project would be an aesthetic improvement that would benefit the community.  
The project is designed with perimeter buffers, a pond feature and landscaping, to provide an 
enhanced project setting in the most visible areas of the site. 
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The community will benefit economically from increased housing diversity and the increased 
value of the property.  The majority of housing developed in the area is single family houses.  
The proposed project will offer an alternative to this housing type by constructing a mix of 
condominiums and townhouses, which have less land area and associated maintenance 
requirements as well as provide a greater range in unit size than the single family housing stock 
in the area.  In addition, the project will include a portion of the units to be dedicated as 
affordable, thereby increasing the diversity of the housing stock as compared to traditional, 
market rate single family houses.  The proposed project will also result in generation of a 
substantial number of temporary jobs during the construction phase of the project, with some 
secondary job generation due to operation of site facilities and increased demand for on-site 
services (i.e. landscaping, maintenance, etc.).  Consumer spending will “ripple” additional 
economic benefit to local merchants and businesses during and following construction.  In 
addition, the project will generate a substantial amount of real property tax revenues to 
applicable taxing jurisdictions, though it will also result in an increase in need for community 
services.  The project will also provide a permanent land use for the site which the applicant 
believes has a high probability of success through full utilization.   
 
A Home Owners Association (HOA) will be established for the age restricted portion of the 
development to maintain common areas, roadways, drainage features and landscaping, thereby 
relieving the Towns of this responsibility and expense.  
 
 
1.3 Location and Existing Site Conditions 
 
The proposed project is located on the Nassau-Suffolk border in the Hamlet of West Hills, Town 
of Huntington and the Hamlet of Woodbury, Town of Oyster Bay at 1130 West Jericho Turnpike 
on the southeast intersection of Jericho Turnpike and Plainville Road.  The site lies at an average 
elevation of approximately 132 feet above mean sea level (asl).  The site has approximately 804 
feet of frontage on Jericho Turnpike and 880 feet of frontage on Plainview Road.  The site 
consists of 18.6 acres of land and is more particularly described as SCTM No. 400-226-01-1 and 
NCTM No. 13-D-114,115.   
 
The site is located within/served by the following service and special districts: 
 
 Oyster Bay 

• Syosset Fire District 
• Jericho Water District 
• Long Island Power Authority (LIPA)/National Grid  
• Nassau County Police Department, 2nd Precinct 
• Syosset Central School District  
• Oyster Bay Special Groundwater Protection Area 
• Hydrogeologic Zone I 
• Town of Oyster Bay Refuse District 
• R1-1A Zoning District 
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Huntington 
• Huntington Manor Fire District 
• South Huntington Water District 
• Suffolk County Police Department (SCPD), 2nd Precinct 
• South Huntington Union Free School District 
• LIPA/National Grid 
• Hydrogeologic Zone I/Suffolk County Groundwater Management Zone I 
• Town of Huntington Refuse District 
• R-40 Zoning District 
 

Woodbury Country Club and various commercial uses are located east and west of the project 
site along Jericho Turnpike.  The Cold Spring Country Club; a stormwater detention area and 
residential homes are located to the north of Jericho Turnpike.  The development of a multi-
family community is being planned for a portion of the Woodbury Country Club property.  South 
of Jericho Turnpike the development is primarily single family residential. 
 
The existing coverages and physical characteristics of the subject site and the estimated 
coverages and physical characteristics of the site pursuant to the proposed development are 
provided in Table 1-1.  The existing coverages were determined through site inspections and 
aerial photography; post development conditions are based on the Preliminary Site Plan. 
 

TABLE 1-1 
SITE COVERAGES 

Approximate Acreage: Presently (acres) After Completion 
(acres) 

Forested 10.16 3.34* 
Unvegetated 7.97 -- 
Roads, Buildings, Paved Surfaces 0.52 6.25 
Landscaped -- 7.16 
Other (Recharge Basin, Pond) -- 1.90 
TOTAL 18.65 18.65 

* Includes 1.1 acres of area to be supplemented with native vegetation and remain natural 
 
1.4 Project Design and Layout 
 
1.4.1 Overall Site Layout 
 
A preliminary site plan for the proposed development has been prepared by Nelson & Pope, (last 
revised 10.27.09) and is provided in Pocket 1 at the end of this document.  A site plan aerial 
overlay of the site is provided in Figure 1-3.  The project proposes 80 age restricted multi-family 
townhomes and flats (66 multi-units within the Town of Huntington and 14 units located within 
the Town of Oyster Bay); 36 two bedroom flats, of which six will be set aside as affordable, 44 
two bedroom (with den) townhouses and three four-bedroom single family detached houses.  As 
indicated above, the Town of Huntington requires that at least 20% of units in applicant-initiated 
zone changes involving 10 or more units and an increase in density be affordable.  However, the 
developer may provide at least 10% affordable units and pay a fee to an Affordable Housing 
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Trust and Agency Fund in lieu of providing the remaining 10% affordable units, which the 
applicant has chosen to pursue.   The affordable units will be identical to their market-rate 
counterparts (i.e. B-1 unit versus B-1 Affordable) and will not be expressly smaller or less 
adequate than the market rate units.  All basic amenities within the affordable units will be 
identical to the market rate units (however, certain unit upgrades including luxury items such as 
high end appliances would be available to market rate units) and all affordable units will be 
handicapped accessible and will be located on the first floor.  The affordable units will be 
dispersed throughout the development and will remain affordable in perpetuity.  The multi-
family units will be occupied only by person aged 55 years and older with a deed restriction to 
prohibit persons under 19.  However, to qualify as an age restricted community a minimum of 
80% of all residents must meet the minimum age requirement.  Under federal law up to 20% of 
the total number of residents can be under the age of 55 in this case, without the community 
jeopardizing its age restricted status.  The multi-family portion of the site will be assessed and 
taxed as condominiums and will be managed by a Condo Association.  The tax analysis provided 
in Section 3.0 assumes this and taxes have been estimated accordingly. 
 
The reduced density of the site to 83 units (80 multifamily units and three single family 
dwellings) from the original proposal of 136 units will allow the design to maintain compatible 
use and the residential nature of the area, as well as to provide more perimeter buffering, 
landscaping and a pond feature that will serve as a buffer between the roadway and the proposed 
housing units. Table 1-2 illustrates the unit breakdown information for the proposed project.    
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TABLE 1-2 
UNIT BREAKDOWN 

Unit Type Number of Units Gross Floor 
Area (SF) Bedrooms Garage Location 

A 30 (24 Huntington; 
6 Oyster Bay) 2,700 2 BR, 1 den 

(master downstairs) 2-car End townhouse 

B-1 6 (2 Huntington;  
4 Oyster Bay) 1,450 2 BR NA Interior 1st floor flat 

B-1 
(Affordable) 6 (Huntington) 1,450 2 BR NA Interior 1st floor flat 

B-2 12 (8 Huntington;  
 4 Oyster Bay) 1,750 2 BR 1-car Interior 2nd floor flat 

C-1 6 (Huntington) 1,500 2 BR,  1-car Interior and end 1st 
floor flat 

C-2 6 (Huntington) 1,850 2 BR 1-car Interior and end 2nd 
floor flat 

D 14 (Huntington) 2,500 2 BR, 1 den 
(master upstairs) 2-car Interior townhouse 

SF House 3 (Oyster Bay) ±4,300 4 BR 2-car 
3 separate parcels 
along Plainview 

Road 
 
The proposed dwellings and common area amenities will employ attractive, traditional building 
architecture that will be congruent with the surrounding land use.  In addition, amenities will be 
provided in the units as well as on the grounds of the development that will make independent 
living easier for elderly residents. 
 
The 11 existing structures on the site will be demolished as part of the initial preparation of the 
site for development.   
 
The following provides a brief overview of the proposed project, as well as its noteworthy 
aspects.  
 

• The proposed project requires a change from the site’s existing R-40 zoning to R-RM in 
Huntington and from R1-1A zoning to RMF-10 and R1-20 in Oyster Bay. 

 
• The proposal will include six units to be dedicated for affordable units. 

 
• The project site is presently an active horse farm and wood carving operation.  As a result, it has 

been somewhat cleared of natural vegetation and impacted by these current uses especially in the 
northern portion of the site.  Clearing also has occurred in the southern portion of the site for 
horse and motorcycle trails and a dirt road.   

 
• The proposed project features three proposed single family homes along Plainview Road.  These 

three lots will be subdivided from the overall 18.6-acre parcel. 
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1.4.2 Grading and Drainage 
 
In conformance with Nassau County Department of Public Works (NCDPW) requirements, as 
well as Town of Huntington drainage specifications, all stormwater runoff generated by 
impervious surfaces will be retained on-site.  A recharge basin is proposed in the southeast 
corner of the site in the most appropriate location based on site topography.  In addition, the 
proposed pond located along Jericho Turnpike is provided as an aesthetic feature as well as for 
drainage purposes.  The pond’s design currently incorporates required sizing and design criteria 
from New York State Department of Environmental Conservation (NYSDEC) Stormwater 
Design Manual, Town of Oyster Bay and Town of Huntington drainage requirements.  
Recommendations from “Study of Man-Made Ponds in Suffolk County New York” (Suffolk 
County Planning Department, 1990) study will also be considered when preparing final design 
and management plans for the pond feature.  No fencing is proposed around the pond as the pond 
sidewalls are designed within the maximum slope requirements (maximum 1:3 slope).  The 
drainage system will be sized and designed to accommodate the volume of runoff resulting from 
a 9-inch rainfall.  Pursuant to Town requirements for a 9-inch rainfall, 287,643 cubic feet (CF) of 
stormwater storage must be provided for the overall property (including 4.32 acre off site 
contributing area).  The proposed drainage system has been designed to accommodate in excess 
of 300,000 CF of stormwater runoff.  A six-foot chain link fence will surround the recharge area 
to provide additional safety and prevent accidents.   
 
 
1.4.3 Vehicle Access, Road System and Parking 
 
The multi-family development includes one gated access point via Jericho Turnpike.  An 
additional emergency access point is provided off of Plainview Road, north of the recreation 
building.  The internal roadway will have a paved width of only 24 feet, so that this roadway 
would remain privately-owned, under the maintenance responsibility of the homeowners 
association (HOA) created for this portion of the project.  No on-street parking will be permitted 
and an excess of 60 spaces over the Towns parking requirements (166 stalls required) will be 
provided to ensure sufficient parking will be available via garage spaces, driveway spaces and 
off street spaces.   
 
The parking requirement for the Town of Huntington is 1.5 spaces per dwelling unit for 
retirement community projects.  The Town of Oyster Bay requires 1.3 spaces per dwelling unit 
for senior citizen dwellings and for single family dwellings.  The more stringent parking 
requirement for multifamily dwellings in both the Town of Huntington and Town of Oyster Bay 
would require two spaces per dwelling unit, i.e., a total of 166 parking spaces.  The proposed 
project will provide 279 total spaces, including 112 garage spaces, 130 driveway spaces and 37 
off street spaces. Two of the off street spaces will be designated as handicapped spaces. 
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1.4.4 Sanitary Wastewater Disposal and Water Supply 
 
Wastewater will be generated by the proposed residences as well as the recreation building (see 
Table 1-3).  All sanitary wastewater is proposed to be conveyed by the Nassau County sewer 
collection district #3-p to the Cedar Creek sewage treatment facility.    

 
TABLE 1-3 

DERIVATION OF SANITARY WASTEWATER VOLUMES 
Use Yield SCDHS Flow 

Factor 
Wastewater 

Volume 
Kensington Estates  --- --- --- 
Multi-family units* 80 300 gpd/unit 24,000 gpd 
Single Family Detached 3 units 300 gpd/unit 900 gpd 
Recreation Building 3,693 SF 0.3 gpd/SF 1,108 gpd 
TOTAL --- --- 26,008 gpd* 
* All units greater than 1,200 SF 

 
The project site is located within Hydrogeologic Zone I as identified in the Long Island 208 
Study (Koppelman, 1978) and Groundwater Management Zone I as defined by the Suffolk 
County Department of Health Services (SCDHS).  In addition, the project is located within a 
SGPA in Nassau County and as a result, sewage treatment is required for all density over one 
unit per acre.  Based on the Suffolk County requirements under Article 6, no more than 600 
gallons may be discharged per acre on a daily basis within this zone.   

 
As shown in Table 1-2, it is estimated the proposed project will generate approximately 26,008 
gpd of sewage flow.  Thus, both the Nassau and Suffolk County limitations require that the 
proposed sanitary flow be treated.  Wastewater from this project will be conveyed to the Nassau 
County sewage collection district #3-P for conveyance to the Cedar Creek sewage treatment 
plant.   

 
The overall project site lies within the service districts of both South Huntington Water District 
and Jericho Water District.  The Jericho Water District currently serves the existing horse farm 
and wood carving businesses.  It is anticipated that each water district will serve their respective 
area.  Therefore, 66 units will be served by the South Huntington Water District and 14 units and 
the three single family houses will be served by the Jericho Water District.  Approximately 7.16 
acres of the site will be landscaped, resulting in ±8,758 gpd of irrigation (based on an application 
of 5.5 inches annualized during the peak irrigation season).  Assuming that all wastewater 
generated will originate from the public water supply, daily water consumption and irrigation 
will total 34,766 gpd.   
 
 
1.4.5 Site Landscaping, Lighting and Amenities 
 
It is anticipated that approximately 7.16 acres of the site will be landscaped (see Landscape 
Plan in Pocket 2 at end of document).  Landscaping will include natural buffer enhancement, 
pond feature plantings, recharge area plantings, street and shade trees, planting beds within the 
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residential area and community center areas, foundation plantings around buildings and turfed 
areas.  Native vegetation will be used wherever possible in buffers, pond areas, and planting 
beds, and turf and ornamental vegetation will be used in lawn and foundation planting areas.  
Further description is provided herein. 
   
There will not be any disturbance of the areas of natural vegetation along the site’s eastern and 
southern boundaries.  The northwestern corner of the site will also remain natural and will be 
supplemented with natural vegetation.  A berm is proposed along the eastern boundary of the site 
in the vicinity of buildings 3, 6, 8, 9 and 10 and will be planted with evergreen species. The 
recharge basin and pond will be planted with native or near native species following installation.  
Ground disturbance will take place on the majority of the property, and all disturbed areas not 
covered by buildings or pavement will be revegetated following construction.  Shade trees, 
native foundation plantings and other landscaping will be installed around the dwellings and 
community center to minimize the need for fertilizer dependent lawn areas.  The recharge basin 
will be fenced and will be planted with an evergreen buffer along the perimeter to provide 
additional screening for the on and off site residents and area viewers.  The landscape grounds 
maintenance of the property will be under the jurisdiction of the HOA.  The landscaping will be 
irrigated, at an anticipated 5.5 inches annually.   
 
For calculation purposes, a set of realistic assumptions of the site coverage was determined.  
These assumptions enable approximate characteristics of the entire project site to be made (see 
Table 1-1).  The proposed site layout is depicted on the Preliminary Site Plan.   
 
It is anticipated that the internal roadways and exterior areas of the tennis court and pool will be 
illuminated.  Lighting will be provided consistent with the locations, pole heights and 
specifications of the type and power of fixture typically required by Chapter 143 of the Town of 
Huntington Town Code and §246-7 of the Town of Oyster Bay for development.  Lighting is 
proposed to be dark sky compliant using properly designed post and building mounted fixtures, 
as well as illuminated bollards for safety and walkway areas within the site.  By use of such 
fixtures, the potential for adverse impacts to the visibility of the nighttime sky for site residents, 
as well as impacts to the neighboring properties will be minimized. 
 
Site amenities within the multi-family development include a 3,693 SF recreation building with a 
lounge, library, card room, exercise room, office, multi-purpose room and lobby and an outdoor 
pool and tennis court.  Amenities available within the units themselves, which cater to the age-
restricted residents of the development, include optional elevators for the townhouse units (space 
limitations within the flats do not permit the option to include an elevator), and handicap 
accessible ground floor units designed and constructed consistent with the requirements of the 
Fair Housing Act (FHA), 42 USC §3604(f)(3)(C).  The following requirements regarding the 
design and construction of “covered multifamily dwellings” must be met: 
 

(a) the public use and common use portions of such dwellings are readily accessible to and useable 
by handicapped persons in wheelchairs, and 

(b) all the doors designed to allow passage into and within all premises within such dwellings are 
sufficiently wide enough to allow passage by handicapped persons in wheel chairs, and 

(c) all premises within such dwellings contain the following features of adaptive design: 
a. an accessible route into and throughout the dwelling 
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b. light switches, electrical outlets, thermostats, and other environmental controls in 

accessible locations 
c. reinforcements in bathroom walls to allow later installation of grab bars; and 
d. useable kitchens and bathrooms such that an individual in a wheelchair can maneuver 

about the space. 
 
Other site improvements include access roadways, an on-site drainage system, and landscaping.  
The proposed roadways and drainage features and the proposed age-restricted common area and 
amenities will be owned and maintained by an HOA.  The HOA will also contract maintenance 
services, snow removal and landscape management.  The three single family houses will not be 
included in the HOA.   
 
 
1.5 Construction and Site Operation 
 
1.5.1 Construction Process and Schedule 
 
A large portion of the central and southern portion of the site is presently covered primarily by 
natural vegetation, with developed areas located closer to the northern property boundary of the 
site.  Demolition and additional clearing will be required to construct the proposed project.  The 
Applicant will proceed with construction upon final Town and other agency approvals.  Overall, 
demolition activities will take place over a limited period of time (1-2 months expected) in order 
to prepare the site for construction.  “Rumble strips” will be placed at the site entrance, to 
prevent soil on truck tires from being tracked onto the surrounding roadways.  The construction 
process will begin with the installation of staked hay bales and silt fencing to establish clearing 
limits and minimize transport of eroded soils during the construction period.  The existing 
structures will be demolished and the generated debris will be trucked off-site to an approved 
construction and demolition (C&D) landfill for disposal.  The areas of natural vegetation located 
in the site’s eastern and southern boundary will be retained. 
 
It is anticipated that the existing access on NYS Route 25 that is currently used for access to the 
site’s facilities, will be used for construction associated with the proposed project as this is a 
major regional artery which can best accommodate truck traffic.  It is not anticipated that 
creating access from Plainview Road would be necessary for construction purposes.  The 
northern portion of the site would be used for construction staging/storage and workers’ parking.  
For trucks exiting the site, “rumble strips” (which cause truck tires to shed any mud trapped 
within the tire treads) will be placed at the construction vehicle entrance, to prevent soil on truck 
tires from being tracked onto adjacent roadways.   
 
Excavations for building and roadway foundations, the drainage system and utility connections 
will occur next. Installation of the structural project components will follow; because 
construction of the buildings, connections to utilities and completion of the residences interiors 
will take the most time, paving of the internal road, and installation of the street lighting system 
and landscaping can be performed while the buildings are completed.  
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To minimize sediment and debris transported off-site by stormwater runoff and the impact to 
local water quality, erosion and sedimentation controls will be provided during construction 
activities associated with the project.  An erosion control plan incorporating measures such as silt 
fencing, storm drain inlet protection, hay bales, and good housekeeping procedures will be 
utilized.  The drainage system and re-vegetation plan will further provide permanent stormwater 
controls once construction is completed. Development of the property is not anticipated to 
significantly increase erosion/sedimentation or stormwater impacts.  Proper site grading 
procedures, erosion controls, and drainage system design will further minimize any such 
potential impacts. 
 
It is anticipated that grading, recharge basin excavations and road and utility installations will 
take approximately 12 months.  Individual home site construction will occur over a longer period 
of time depending on need and sale of lots.   
 
Construction activities are not anticipated to occur outside weekday daytime hours and will 
conform to Chapter 87 of the Code of the Town of Huntington and Chapter 93 of the Code of the 
Town of Oyster Bay regarding construction noise generation and hours.  It is anticipated that the 
entire construction period will last approximately 18-24 months. 
 
 
1.5.2 Site Operations 
 
The development will have a manned, gated entrance point.  An HOA to be formed pursuant to 
Article 5 of the NYS Private Housing Finance Law will be responsible for the maintenance of all 
common areas, roadways, landscaping and open space maintenance and drainage features.  It is 
anticipated that approximately two full time employees will be required to maintain the various 
uses on the site.  The planned recreational amenities will be available for use by all residents of 
the development.  The recreation building will include a lobby, lounge, library/card room, office, 
meeting room, exercise room, and showers.   
 
Solid waste for the multi-family portion of the site will be picked up by private haulers.  
Dumpsters will be placed throughout the development, screened by fencing.  Solid waste will be 
picked up by the Town of Oyster Bay municipal pick-up for the three single family houses. 
 
 
1.6 Permits and Approvals Required 
 
This DEIS is intended to provide the Towns of Huntington and Oyster Bay with information on 
which to make Findings regarding the potential impacts of the Kensington Estates project, and 
determine the change of zone applications.  This document is intended to comply with SEQRA 
requirements as administered by the Towns of Huntington and Oyster Bay.   
 
A number of approvals will ultimately be required for the proposed project.  A list of anticipated 
approvals is provided in Table 1-4. 
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TABLE 1-4 

APPROVALS REQUIRED 
Applicable Board/Agency Approval Type 
Town of Huntington Town Board Change of Zone 
Town of Huntington Planning Board Site Plan Review 
Town of Huntington Building Department Demolition/Building Permits 
Town of Huntington Engineering Department Roadwork 
Town of Oyster Bay Town Board Change of Zone, Site Plan Review, Steep 

Slope Disturbance Permit 
Town of Oyster Bay Zoning Board of Appeals Variance for Front and Rear Yard Setbacks, 

Minimum Lot Area in RMF-10 
Town of Oyster Bay Building Department Building Permits 
Town of Oyster Bay Engineering Department Roadwork 
Suffolk County Department of Health Services 
(SCDHS) 

Sanitary connection and water supply system 
design review 

SCDHS Article 4 (design review) 
Nassau County Department of Public Works 
(NCDPW) 

Subdivision and 239f (Sanitary connection, 
roadwork, drainage and civil design review) 

Nassau County Health Department (NCHD) Sanitary connection and water supply system 
design review 

Nassau County Planning Commission Subdivision 
Suffolk County Planning Commission 239m  
South Huntington Water District Water availability 
Jericho Water District Water availability 
NYSDEC Stormwater Management (GP-0-08-001), 

Article 24 Wetlands Permit 
NYSDOT Roadwork  

 
 
As the site is split between municipalities and counties, there are split districts serving the site as 
well.  The South Huntington Water District will provide water to the residents within the Town 
of Huntington and the Jericho Water District will provide water to the residents within the Town 
of Oyster Bay.  The Huntington Manor Fire District will serve the residents within the Town of 
Huntington and the Syosset Fire District will serve residents within the Town of Oyster Bay.  
The Suffolk County Police Department and Nassau County Police Department will both provide 
coverage to the site. 
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2.0 NATURAL ENVIRONMENT 
 
This section characterizes the natural resources of the subject site; this information will be 
utilized in analyzing the potential environmental impacts of the proposed project.  The conditions 
following implementation of the proposed project will be compared to the existing 
environmental conditions in order to provide an objective assessment of anticipated impacts.  
Each resource subject will include identification of measures which may be taken to reduce 
environmental impacts.   
 
 
2.1 Topography  
 
2.1.1 Existing Conditions 

 
The topography of the subject property is generally undulating to nearly level with low lying 
mounds and shallow depressions as well as steady sloped ridges which were created by previous 
grading and natural processes.  The property slopes from a maximum elevation of 284 feet above 
mean sea level (msl) in the southern end of the site down to a minimum elevation of 248 feet 
above msl located in the northern end of the property at an overall relief of slightly greater than 3 
percent.   
 
Overall, slopes across the property are found to range from two percent to 16 percent.  The most 
severe slopes (ranging from eight to 16 percent) are found in the southern half of the subject 
property which is characterized by low lying hills and shallow depressions.  Moving north, the 
topography becomes more consistent and exhibits a grade ranging from three to ten percent that 
transition to the nearly level areas (generally two percent) in the northernmost part of the site.  
The north part of the site has been subject to previous grading that was conducted to 
accommodate the existing site development. 
 
The topography of the subject property is illustrated on the preliminary site plan provided in 
Pocket 1.   
 
 
2.1.2 Anticipated Impacts 
 
Planned grading of the site will be necessary to provide appropriate and stable surface areas to 
allow development of the proposed project.  The proposed project involves the minimum grading 
necessary to permit use of the property in accordance with the proposed zoning.  It is expected 
that 15.31 acres of the subject property will require grading to provide adequate surface areas for 
the proposed buildings, paved areas, landscaping and recharge features.   
 
The grading to establish suitable road profiles for safe access to and circulation within the site 
will control overall site grading; roads will maintain slopes ranging from one to four percent.  
From the roads, grading will be conducted to provide locations for residential structures.  Once 
complete, slopes of 1:3 or less will be established in newly graded areas.  In general, following 
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development, the site will continue to slope from a topographic high located along the southern 
property line towards the north.   
 
Other areas of the property will be altered due to excavation relating to homesite locations and 
drainage features.  The greatest areas of excavation will occur in the southeast portion as well as 
in the northern parts of the site where the on-site recharge basin and pond, respectively, are 
proposed.  Such topographic alterations are commonly needed to ensure stormwater capacity and 
to provide slopes that will allow stormwater systems within the site to flow by gravity to the 
enhanced natural low points of the site.  The recharge basin will require an excavation cut of 
approximately 14 feet and the pond will require an excavation cut of approximately 12 feet.  
Additional grading will also be required in areas of steep slopes in order to provide appropriate 
surface areas for the internal roadway network, individual driveways and the foundation areas for 
the residential structures.  Grading for the proposed road surfaces will require a combination of 
cut and fill.  Aside from the recharge basin and pond, it is estimated that cuts ranging from 2 to 6 
ft below ground surface will be required to accommodate development.  Overall, it is estimated 
that 38,000 cubic yards (CY) of soil will need to be excavated to create suitable grades for the 
road and building locations as well as to provide adequate stormwater retention capacities within 
the proposed recharge basin and pond.  Fill ranging from approximately two to six feet above 
ground surface will be required resulting in approximately 28,000 CY of needed fill.   This 
indicates that a net quantity of 10,000 CY of material will be removed from the site.  If found to 
be suitable, soil removed from the site will be sold as fill or else will be disposed of at an 
appropriate facility permitted to accept such material.  As noted all created slopes will be 1:3 or 
less and will be stabilized using ground cover material.  It is noted that the proposed project will 
be subject to review by the Town of Huntington Planning Board which pursuant to §198-65(H) 
of the Town of Huntington Code, allows the Planning Board to “make changes to a site plan in 
order to protect steep slopes and the environment, and may require conditions and restrictions as 
deemed necessary to assure compliance with all applicable laws, rules and standards.”  The 
Board may take into account the degree of slope, the suitability of the location for construction, 
attempts to mitigate clearing and grading and the environmental features of the lot during this 
review.  
 
In addition, retaining walls will be installed along the sides of four of the building units located 
in the eastern portion of the property as well as on the southern and western sides of the 
recreation facility to further stabilize soils and allow suitable grade transitions within these areas 
of the site; this allows for a reduction of required grading.  The retaining walls along the 
residential units will range in length from 190 to 250 feet with maximum heights of 
approximately four feet.  The proposed retaining wall along the recreation area will be 400 feet 
long and will maintain a maximum height of eight feet.  Natural vegetation will remain where 
possible between the walls and the property lines.  Retaining walls will be constructed of 
segmental block using natural coloration and surface treatment.   
 
The proposed grading program has been designed to minimize potential impacts to topography to 
the maximum extent practicable.  Measures include proposed 1:3 grade transitions, planting of 
ground cover materials, installation of retaining walls and stormwater retention facilities as well 
as provision of drainage reserve areas.  As a result, the potential erosion of surface soils and 
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proposed grades will be mitigated through project design combined with further measures 
described below.   
 
Precautions will be taken to ensure sediment will not be transported off-site by stormwater runoff 
and as a result there is no expected impact to local water quality as a result of erosion and 
sedimentation control measures and permit compliance that will be implemented during 
construction activities.  In accordance with the NYSDEC Phase II SPDES Program and Chapter 
170, Article II of the Town of Huntington Code, coverage under the NYSDEC General Permit 
for Stormwater Discharges from Construction Activities (“General Stormwater Permit” or “GP-
0-08-001”) will be obtained prior to the initiation of construction activities.  Prior to filing for 
coverage under the General Stormwater Permit, the required Stormwater Pollution Prevention 
Plan (SWPPP) be prepared for the development of the property, including a detailed erosion and 
sediment control plan to manage stormwater generated on-site during construction activities, and 
for post-construction stormwater management.  A SWPPP will be prepared to ensure compliance 
with water quality and quantity requirements pursuant to the NYS Stormwater Management 
Design Manual (“Design Manual”), Chapter 170 of the Town of Huntington Code and GP-0-08-
001 requirements and will be submitted to the Towns for review and approval prior to final site 
plan approval and filing with the NYSDEC.  In addition, an erosion control plan will be prepared 
incorporating the NYSDEC Guidelines for Urban Erosion and Sediment Control, and use of 
measures such as: 
 

• Silt fencing, storm drain inlet protection, hay bales, and good housekeeping procedures will 
be utilized.   

• Construction equipment and vehicles will be parked and loaded/unloaded within the site.  
• A construction entrance with “rumble strips” will be placed at the site entrance to prevent soil 

on truck tires from being tracked onto the public road system.  
• The construction process will begin with establishment of flagged clearing limits, followed 

by installation of the erosion control measures.   
• Construction of the structures can then begin concurrent with the utility connections.  Once 

heavy construction is complete, finish grading will occur followed by soil preparation using 
topsoil mix, seeding and installation of the landscaping, which will be performed while the 
structures are being completed.   

• The drainage system and revegetation plan will further provide permanent stormwater 
controls once construction is completed.  

 
Development of the property is not anticipated to significantly increase erosion/sedimentation or 
stormwater impacts as a result of proper site grading procedures, erosion controls, and drainage 
system design.  The NOI requesting coverage under the General Stormwater Permit will be filed 
in accordance NYSDEC and Town requirements, prior to the initiation of construction activities 
at the subject property.  It is anticipated that soil management, clearing, grading, recharge 
excavations and road, utility, and commencement of construction (final grading, construction and 
finishing) will take approximately 18 months.   
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Huntington Steep Slope Conservation Law 
 
The Steep Slope Conservation Law was added to the Huntington Town Code in 2005.  The intent 
of the law is as follows: 

It is the intention of the Huntington Town Board to protect and safeguard scenic landscapes and 
the vegetative features of steeply-sloped lands throughout the Town of Huntington. The Board 
recognizes that development in hillside areas disrupts the aesthetic and scenic qualities of these 
sites and adversely impacts surrounding properties by disrupting the surrounding natural 
vegetation and wildlife habitat, increasing the risk of stormwater runoff, flooding, surface 
erosion, sudden slope failure and soil movement. This legislation seeks to establish specific 
regulations for development and density outside conventional zoning controls by which the 
adverse impacts to adjoining properties and steep slopes will be ameliorated to the greatest extent 
possible not only during development of these sites but thereafter. It also seeks to safeguard the 
lives and welfare of the public by providing for a safe means of ingress and egress for vehicular 
and pedestrian travel and by providing adequate and safe access for fire district vehicles and other 
emergency personnel.  

The breakdown in Steep Slope areas in the Town of Huntington portion of the site is included in 
Table 2-1, below. 
 

TABLE 2-1 
TOWN OF HUNTINGTON  
STEEP SLOPE ANALYSIS 

 
Slope Range Percent of Site Area (SF) 
1-9.99% 71.7 434,776 
10-14.99% 14.8 89,600 
15-19.99% 8.1 49,105 
20-24.99% 3.1 18,508 
25-100% 2.4 14,597 

Average Grade 7.59% 
 
The number of dwelling units permitted in a Hillside Area is determined by calculating the 
average slope percentage and applying the yield factor (provided in the Town Code).  The 
project conforms to the Town’s Steep Slope Ordinance.  As shown in Figure 2-1A, Steep Slope 
Analysis, 71.7% of the site (434,776 SF) within the Town of Huntington has slopes of less than 
10%, in which yield is based on 1 unit/3,000 SF of area.  For this acreage, the site can 
accommodate 144 units.  The remaining 28.3% of the site (170,571 SF) has an average slope of 
approximately 15.57%, which are classified as “Hillside Area”.  This type of acreage yields 1 
unit/6,000 SF of area, or 28 units.  Thus, under the Steep Slope Ordinance, this site could yield a 
total of 172 units.  As the project proposes only 66 units within the Town of Huntington, it 
conforms to this regulation.   
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Oyster Bay Steep Slope Law 
 
In June 2008, the Town of Oyster Bay adopted a Steep Slope law (§246-4.10). The intent of the 
law is as follows: 
 

The Town Board hereby finds that it is necessary to preserve, protect and conserve Oyster Bay’s 
steep slope areas for a variety of physical, ecological, aesthetic, recreational and economic 
reasons related to promoting and protecting the public health, safety and general welfare of 
present and future residents of the Town of Oyster Bay and surrounding areas.   

 
The Town defines steep slopes as “geographic area, whether natural or man-made and whether 
on one or more lots, which has a ratio of vertical distance to horizontal distance of 25% or more 
over a horizontal area measuring at least 25 feet in all directions, based on two-foot contour 
intervals”.  Other than an activity permitted by right (as defined by §246-4.10 of Town of Oyster 
Bay Town Code), disturbance of the land or vegetation within a steep slopes area requires the 
authorization of Town of Oyster Bay Town Board during site plan review.  Figure 2-1B shows 
the Steep Slope Analysis for the portion of the site within the Town of Oyster Bay.  The 
breakdown in Steep Slope areas in the Town of Oyster Bay portion of the site is included in 
Table 2-2, below. 
 

TABLE 2-2 
TOWN OF OYSTER BAY  
STEEP SLOPE ANALYSIS 

 
Slope Range Percent of Site (%) Area (SF) 
0-14.99% 91.16 ±187,558  
15-24.99% 6.32 ±12,997 
25-34.99% 1.96 ±4,028 
35-100% 0.56 ±1,160 

Average Grade 6.48% 
 
 
During grading operations, truck traffic to and from the site will be routed along Jericho 
Turnpike; trucks waiting to load will be routed and parked within the site in proximity to the 
grading area, to minimize the amount of truck movements, thereby minimizing the potential for 
raising dust. 
 
No significant long-term adverse impacts are expected with respect to topography, since a 
grading plan will be devised to minimize the area and volume of disturbance; the grading will be 
the minimum necessary to achieve the goals for the proposed development.  Short term impacts 
will be controlled by proper grading, erosion control, construction management and site 
stabilization techniques which will be employed as described in detail in Section 1.4.2 of this 
document.   
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2.1.3 Proposed Mitigation 
 

• Prior alteration of topography on the north part of the site reduces impacts in these areas; the 
proposed grading plan is designed to strategically utilize these areas for buffer and landscaping 
and an aesthetic pond feature that also will be used to collect stormwater runoff.  

• Dust raised during grading operations will be minimized and controlled by the use of water 
sprays, truck cleaning stations at the construction exit, and implementation of any dust 
suppression systems specified by the appropriate Towns agencies. 

• There will be no washing or processing of excavated material on site; all excess material will be 
trucked off site and sold as fill or deposited in an approved facility. 

• Truck movements and construction activities will be conducted five days a week during the hours 
of approximately 8 AM- 5 PM or as specified by the Town Codes.  Truck routes to and from the 
site will be limited to Jericho Turnpike, thereby minimizing noise, dust and potential safety 
impacts to residential communities adjacent to the site. 

• Roadways will conform to existing topography to the maximum extent possible and will require 
some grading for slope transitions at a maximum slope of 1:3 of roadways and adjacent land.  
Slopes will be stabilized using ground cover material. 

• Existing topsoil will be stockpiled and reused on site for landscaping purposes. 
• Cut and fill will be balanced across the site to the greatest degree practicable but it is expected 

that excess soil will be generated that will require removal from the property.  If found to be 
suitable, any soil removed from the site will be sold as fill or else will be disposed of at an 
appropriate facility permitted to accept such material. 

• Prior to any disturbance of the existing topography, a site grading plan for the proposed project 
will be prepared and submitted for site plan approval by the Town Planning Board.   

• Compliance with the Town of Huntington’s Article X Steep Slope Conservation Law for 
mitigating any potential adverse impacts to scenic landscapes, vegetative features, adjoining 
properties and steep slopes. 

• Compliance with the Town of Oyster Bay’s Steep Slope law (§246-4.10) and any necessary 
permits required will be obtained.  

• Erosion control measures such as staked hay bales, silt fences, groundcovers (vegetative or 
artificial), drainage diversions, minimizing the area of soil exposed to erosive elements at one 
time, and minimizing the time span that soil is exposed to erosive elements, will be utilized to 
minimize loss of soil during construction, particularly in locations where erosion and 
sedimentation could adversely impact adjoining properties and streets.  Applicable Town 
standards and construction practices specified by the appropriate Town agencies will be followed.  
As long as erosion is controlled during grading and construction, the potential for sediment 
transport will be minimal, and no significant loss of soils is expected. 

• Applicable erosion and sedimentation control guidelines will be observed during construction of 
the proposed project in order to minimize impacts.  In accordance with the NYSDEC Phase II 
SPDES Program and Chapter 170, Article II of the Town Code, coverage under the General 
Stormwater Permit will be obtained prior to the initiation of construction activities.  Prior to filing 
for coverage under the General Permit, the SWPPP be prepared for the development of the 
property, including a detailed erosion and sediment control plan, to manage stormwater generated 
on-site during construction activities, and for post-construction stormwater management. The 
NOI requesting coverage under the General Permit will be reviewed and approved by the Towns 
prior to filing in accordance NYSDEC requirements and prior to the initiation of construction 
activities at the subject property.   

 
 

 Page 2-6 



2.2 Surface Soils 
 
2.2.1 Existing Conditions 
 
The proposed project is presently an active horse farm and woodcarving business with various 
corrals and stables located thorough the northern portion of the property.  The majority of the 
areas in the southern portion of the site have been cleared for horse and motorcycle trails and a 
dirt road that leads to the northern portion of the site to the entrance on Plainview Road.   
 
According to the Soil Survey of Suffolk County, New York and the Soil Survey of Nassau 
County, New York, the soil on the site is mapped as Montauk silt loam (see Figure 2-2).  The 
Montauk Series consists of about an 11-inch thick surface layer of brown to dark brown fine 
sandy loam.  The subsoil is yellowish brown, fine sandy loam to a depth of about 27 inches.  The 
lower part is a dark brown to reddish brown sandy loam with a gravel content of about five to ten 
percent to a depth of approximately 40 inches.  The substratum, to a depth of about 60 inches, is 
a reddish brown to dark brown loamy sand that is firm and brittle.  There are two subtypes of 
Montauk silt loam found on the subject property and are differentiated by the degree of slope 
which they are found on.  The characteristics of each soil type are identified as follows (Warner 
et al., 1975): 
 

Montauk Silt Loam, 3-8% slopes (MkB) - This soil series consists of deep, well drained to 
moderately well drained, moderately coarse textured to medium-textured soils that formed in 
fine sandy loam or in a mantle of silt loam and loam.  This gently sloping to undulating soil is 
found on moraines in western part of the county south of Huntington, eastern parts of Shelter 
Island and at Montauk Point.  The hazard of erosion is moderate to slight. 
 
Montauk Silt Loam, 8-15% slopes (MkC) - This soil series consists of deep, well drained to 
moderately well drained, moderately coarse textured to medium-textured soils that formed in 
fine sandy loam or in a mantle of silt loam and loam.  This soil is found on rolling moraines 
where many kettle holes or closed depressions do the landscape.  The hazard of erosion is 
moderately severe. 
 

The Soil Survey’s were also consulted for information of the potential limitations on 
development that the soils may present.  Such constraints for the on-site soils are summarized in 
Table 2-3 for the soils found in the Suffolk County portion of the property and Table 2-4 for the 
soils found in the Nassau County portion of the property.  As noted in the table, the only relevant 
soil limitations relate to roadway construction (in steeper sloped areas), landscaping and use as 
sewage disposal fields, picnic/play areas and athletic fields (see Section 2.2.2). 

 Page 2-7 



TABLE 2-3 
SOIL LIMITATIONS FOR SOILS FOUND IN THE  

SUFFOLK COUNTY PORTION OF THE PROPERTY 
SOIL 
FEATURES 
AFFECTING: 

Montauk Silt Loam,  
3-8% slopes 

(MkB) 

Montauk Silt Loam,  
8-15% slopes 

(MkC) 
Highway Location Possible seepage along top of till; extensive cuts and 

fills likely on MkC; non-uniform subgrade in places. 
Embankment 
Foundation 

Strength adequate for high embankments. 

Foundations for 
Low Buildings 

Low compressibility; moderate slopes on MkC. 

Irrigation Moderate available moisture capacity. 
LIMITATIONS 
FOR: 

--- --- 

Homesites Slight Moderate:  slopes 
Sewage Disposal 
Fields 

Severe:  moderately slow permeability of fragipan. 

Streets and Parking 
Lots 

Moderate:  slopes Severe:  slopes 

Lawns and 
Landscaping 

Severe:  sandy surface layer. 

Paths and trails Moderate:  sandy surface layer. 
Picnic/play areas Moderate:  sandy surface 

layer. 
Severe:  sandy surface 

layer, slopes. 
Athletic fields and 
intensive play areas 

Moderate:  sandy surface 
layer; moderately slow 
permeability; slopes. 

Severe:  slopes. 

 
 

TABLE 2-4 
SOIL LIMITATIONS FOR SOILS FOUND IN THE  

NASSAU COUNTY PORTION OF THE PROPERTY 
LIMITATIONS FOR: Montauk Silt Loam,  

3-8% slopes 
(MkB) 

Dwellings Without Basements Moderate:  wetness 
Irrigation Percolates slowly, rooting depth, 

slopes 
Effluent Absorption Fields Severe:  percolates slowly, wetness 
Local Roads and Streets Moderate:  wetness, frost action 
Lawns and Landscaping Slight 
Paths and trails Slight 
Picnic areas Moderate:  percolates slowly 

Notes: Some characteristics evaluated in Suffolk County Survey have not been  
assessed in the Nassau County Soil Survey or may have been evaluated  
differently. 
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Soil quality was examined through preparation of a number of general and increasingly more 
specific reports and analyses that are summarized herein.  A Phase I Environmental Site 
Assessment was prepared for the project site by Freudenthal & Elkowitz Consulting Group, Inc. 
in August 2005 (Appendix B-1).  The objective of the work was to determine recognized 
environmental conditions (RECs) and/or potential environmental concerns (PECs) in connection 
with the property.  The work was performed in accordance with the scope and limitations of 
ASTM Practice E 1527-00.  The conclusions of the Phase I are as follows: 
 

• Historic aerial photography indicates that portions of the subject property were cleared and used 
for agricultural purposes as early as 1947.  Therefore, there is a potential for pesticides to have 
historically been applied to the site; 

• An out-of-service 550 gallon fuel oil UST is present at the southeastern building exterior of a fire-
damaged building.  The condition of the UST and subsurface soils are unknown.  Further, Suffolk 
County regulations require that an out-of-service UST be properly abandoned and/or removed; 

• One in-service AST and one out-of-service 275 gallon AST were observed located at the subject 
property.   

• Evidence of historic dumping activities was observed at the southwestern portion of the subject 
property.  During the July 29, 2005 site inspection, only non-hazardous debris (e.g. tires and 
bricks) were observed at this portion of the property.   

• Additional debris and mounding was observed at the subject property.  The debris consisted of 
abandoned vehicles and discarded construction materials.  The mounds were composed of 
manure, RCA and crushed asphalt. 

• The presence of an out-of-service potable water well is suspected at the northeastern interior of a 
fire damaged building. 

• There is a potential for Lead Based Paint (LBP) to present at the fire-damaged former residence, 
and non-friable Asbestos Containing Material (ACM) within the roofing material at the site. 

 
Based upon the foregoing, F&E recommended the following: 
 

• Past agricultural use of the subject parcel (based upon review of aerial photographs and site 
inspection), which had cause to apply pesticides, fertilizers, etc., may have impacted surficial and 
subsurface soil conditions.  Consequently, prior to any development of the subject parcel, it 
would be prudent to perform surficial soil sampling to ascertain the presence, if any, of residual 
pesticides and their breakdown products as well as arsenic and lead.   

• Investigate subsurface conditions related to the out-of-service 550 gallon UST.  Based upon 
conversations with the client and the current property owner, equipment (e.g. backhoe) located at 
the site may be utilized to excavate the UST.  This may expedite the investigation and allow for 
the greatest cost savings.  However, please note that F&E recommends that the UST be excavated 
(and removed) under prevailing SCDHS and/or NYSDEC regulations. 

• It has been explained to F&E that the site may be re-developed.  As such, it may be prudent to 
have the current property owner be responsible for the proper removal of both 275 gallon ASTs 
located at the site, prior to the transfer of title. 

• As previously stated, the current property owner maintains earth moving equipment at the site.  
F&E recommends that a backhoe be utilized to conduct test pits in the vicinity of the historic 
dumping located at the southwestern portion of the site.  The soils should be field screened for 
visual and olfactory impacts, and utilize a photo-ionization detector (PID) in order to detect the 
presence of volatile organic compounds (VOCs), if present. 

• No investigation regarding the potential out-of-service potable water well is recommended.  
However, in the event that during site re-development activities the presence of the out-of-service 
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potable water well is confirmed, same would be required to be properly abandoned in accordance 
with NYSDEC regulations. 

• No recommendations are warranted with respect to LBP and ACM at this time.  However, as part 
of a demolition project, the Town(s) may require a LBP and/or ACM survey prior to the issuance 
of a demolition permit. 

 
As a result of the Phase I, a site investigation report was conducted for the site by GZA 
GeoEnvironmental of New York in June 2006 (Appendix B-2).  The scope of the Phase II ESA 
included the investigation of the issues noted in the F&E Phase I ESA as well as other issues 
noted by GZA during their inspection of the property which are summarized below: 
 

• Sampling of the former septic system  located north of the concrete building 
• Sampling of surficial exterior stained soils in the vicinity of the concrete building 
• Sampling in the area of the out-of-service 550- gallon UST 
• Sampling in the area of the out-of-service 275-gallon AST 
• Sampling in the area of the empty drums, reportedly used to store horse feed 
• Sampling in the area of the in-service 275-gallon AST 
• Sampling of the current septic system 
• Sampling of the current areas of dumping and debris 
• Sampling of areas of historical dumping 

 
Based on the findings of the Phase II ESA the conclusions and recommendations from that report 
are as follows: 
 

• The limited Phase II ESA consisted of the installation of seven (7) soil borings as well as the 
excavation seven (7) test pits from which soil samples were field inspected for the presence of 
potential contamination.  Based on visual, olfactory and field screening inspection samples were 
selected from each of the borings and test pits and submitted for laboratory analysis.  Selected 
samples were analyzed for the presence of volatile and semi-volatile organic compounds as well 
as pesticides, PCBs and metals.  Several volatile and semi-volatile organic compounds were 
detected in three (3) of the soil boring samples and one (1) of the test pit samples.  However, of 
these compounds detected only the semi-volatile organic compound benzo(b)flouranthene was 
detected above its NYSDEC Recommended Soil Cleanup Objective in the soil sample collected 
from the stained soils in the area used as an outdoor woodshop.  No metals were detected above 
their respective NYSDEC Recommended Soil Cleanup Objectives in any of the samples collected 
except for arsenic which was found in the sample collected from the test pit excavated in the area 
of the abandoned above ground storage tank located in the eastern portion of the property.  
However, this detection was found to be below the average eastern US background level 
established for arsenic.  Finally, the analytical results did not reveal the presence of any PCBs or 
pesticides which exceeded their respective NYSDEC Recommended Soil Cleanup Objectives. 

 
In addition, the concentrations of compounds detected in the GZA Phase II ESA were also 
compared to the Generic Soil Screening Levels (SSLs) for the Residential Scenario outlined in 
the Suffolk County Department of Health Services Draft February 2006 Procedures with 
Potentially Contaminated Soils.  The Town of Huntington currently uses these SSLs to assess the 
impact that contamination may have on future residential development of properties.  Review of 
the analytical results for the samples collected within the portion of the subject property located 
in the Town of Huntington finds that except for the concentrations of arsenic and 
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benzo(b)flouranthene noted above, all of the compounds detected were below their respective 
SSL concentrations.  It should be noted as well that the three samples collected in the portion of 
the property located in Nassau County did not detect the presence of any analyzed compounds. 
 
Based upon the above study, GZA recommends the following: 

 
• The soils exhibiting any petroleum-like odors or staining in the southwestern portion of the Site 

will need to be addressed during any redevelopment of the Site.  Although no exceedences of 
applicable standards were noted, if soils in these areas are to be disturbed, they will need to be 
handled in accordance with all applicable regulations.  During excavation, soils exhibiting any 
petroleum-like odor should be segregated and disposed of at a licensed facility.  Based on 
observations made during the excavation of test pits TP-5, TP-6 and TP-7, GZA estimates the 
area of soils exhibiting petroleum-like odors to be approximately 80 feet by 20 feet and extend to 
a depth of approximately 6 feet below ground surface (~400 cubic yards of soil).  This area is 
estimated to be between TP-5, TP-6, and TP-7, however, the exact horizontal and vertical extent 
has not been delineated. 

 
In addition to the site investigation report, a Limited Phase II Site Assessment was conducted for 
the site by Nelson Pope & Voorhis in June 2008 (Appendix B-3).  The sampling was conducted 
in key locations on the property corresponding to potential impact areas.  These areas include:  a 
vehicle storage area, two chemical storage areas, an area covered with crushed asphalt, a wetland 
in-flow area and the portion of the property occupied by a woodcarving business. 
 
The protocol used to direct this investigation is based upon NYSDEC 6 NYCRR Part 375 
Environmental Remediation Programs Subparts 375-1 to 375-4 & 375-6.  The conclusions from 
completion of the scope of work for the Phase II are as follows: 
 

• Review of the laboratory analytical results revealed that no volatile organic compounds were 
detected in any of the samples collected.  However, several semi-volatile organic compounds and 
metals were found to be present.  Of the semi-volatile compounds detected, none found to exceed 
their respective NYSDEC Part 375 soil cleanup objectives for either unrestricted or residential 
uses.  All of the metals were also found to be below their respective NYSDEC Part 375 soil 
cleanup objectives for unrestricted or residential uses except for the detection of lead in sample 
WT-1 (the wetland in-flow area).  Lead was detected in this sample at a concentration of 102 
milligrams per kilogram (mg/kg) which exceeds the NYSDEC Part 375 soil cleanup objectives 
for unrestricted use of 63 mg/kg.  However, this detection is below the NYSDEC Part 375 soil 
cleanup objectives for residential use of 400 mg/kg.  Lead is commonly found in runoff and 
extensive runoff from Route 25 enters the wetland.  This area is proposed to remain as natural 
buffer area under the proposed development plan.  Based on these results and the proposed future 
property use for residential purposes with areas of protected open space no further investigation 
or action is recommended. 

 
These analytical results were also compared to the SSLs for the Residential Scenario outlined in 
the Suffolk County Department of Health Services Draft February 2006 Procedures with 
Potentially Contaminated Soils noted above.  Based on this review, it was determined that all of 
the compounds detected were found to be below their respective SSLs except for the 
concentrations of benzo(a)pyrene in four of the samples and arsenic in one of the samples.  
Specifically, benzo(a)pyrene was found to exceed its SSL of 60 micrograms per kilogram 
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(ug/kg) in the samples retrieved from the wetland inflow area, the vehicle storage area located 
along the eastern property boundary, the chemical storage area located adjacent to the western 
entrance and in the southeastern corner of the wood carving business located on the subject 
property (this sample location is located in the portion of the property which is located in Nassau 
County).  Arsenic was detected above its SSL in the sample collected from the wetland inflow 
area.   
 
Because of past agricultural use on the subject property, a Pesticide Report was prepared for the 
project site by Nelson, Pope & Voorhis in December 200 (Appendix B-4).  This report is 
intended to determine the concentration of pesticides and metals in site soils based on the Town 
of Oyster Bay’s DEIS review letter and because these substances were widely used for weed and 
pest control in Long Island agricultural practice.   The methodology and conclusions of the 
Pesticide Report are as follows: 
 

A total of twelve (12) soil samples (retrieved from the 0-3 inch and 3-6 inch intervals at each 
location) from six (6) locations were collected at the subject property [see location map in 
Appendix B-4].  The six (6) samples collected from a depth of 0-3 inches were analyzed for the 
presence of pesticides and metals due to the suspected past use of the property as farmland.  
These six (6) samples revealed that there were elevated concentrations of several analyzed 
constituents but only arsenic in the two (2) of the samples were found to exceed their respective 
action levels and/or ingestion-dermal soil screening levels.  As a result, the soil samples from the 
3-6 inch intervals for each of these samples were analyzed for arsenic.   
 
This investigation was completed in order to determine if certain pesticide related compounds 
were present in the soils of the subject property.  A sampling and analysis program (SAP) was 
designed to determine the concentrations of pesticides and metals in the soil in accordance with 
recommendations of the NYSDOH.  Laboratory analysis of the soil samples was performed using 
analytical test methods consistent with expected parameters and NYSDOH guidance.  The 
following presents an evaluation of the results of this investigation. 

 
1. The laboratory results revealed that all of the 0-3 inch samples analyzed exhibited 

elevated concentrations of several of the analyzed constituents.  However, only arsenic in 
the samples identified as Pest-1 and Pest-3 was found to exceed its regulatory guidance 
value.  As a result, the 3-6 inch samples from the locations identified as Pest-1 and Pest-3 
were analyzed for arsenic only.  The results of the 3-6 inch analysis revealed that only the 
sample collected from Pest-1 exceeded the USEPA Soil Screening Guidance - Soil 
Screening Level established for arsenic.  Therefore, a Soil Management Plan (SMP) 
should be implemented for the portions of which exceed the regulatory guidance value.  
In order to implement the SMP, additional soil sampling in the area of Pest-1 and Pest-3 
is recommended in order to identify the vertical and horizontal extent of the elevated 
concentrations. 

 
In summary, representative soils on the subject property were sampled and analyzed for the 
presence of pesticides and metals.  As a result of this investigation, further action in the form of 
additional sampling and soil management is recommended for the subject property in the vicinity 
of Pest-1 and Pest-3 as the analyzed constituents exhibited elevated concentrations. 
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The above summary of prior investigations characterizes the known soil quality conditions at the 
site.  Section 2.2.2 below, will identify outstanding issues and the proposed approach to 
resolving these issues to ensure that the soils on site are safe for its intended use. 
 
 
2.2.2 Anticipated Impacts 
 
Potential impacts to surface soils are closely related to control of topographic impacts which 
were discussed in Section 1.2.2.  Surface soil impacts will be controlled during construction 
using erosion control measures such as staked hay bales, silt fences, groundcovers (vegetative or 
artificial), drainage diversions, minimizing the area of soil exposed to erosive elements at one 
time, and minimizing the time span that soil is exposed to erosive elements.  Such measures will 
be utilized to minimize the potential loss of soil during construction, particularly in locations 
where erosion and sedimentation could adversely impact adjoining properties and streets.  
Applicable Town standards and construction practices specified by the appropriate Town 
agencies will be followed.  As long as erosion is controlled during grading and construction, the 
potential for sediment transport will be minimal, and no significant loss of soils is expected. 
 
Both of the soil types on the property have “severe” limitations for use as sewage disposal fields 
due to moderately slow permeability.  However, all sanitary wastewater will be transferred off-
site and treated by the Cedar Creek Sewage Treatment Facility.  As a result, soil constraints with 
respect to disposal of sanitary wastes will not result in an adverse impact.  Both soils also are 
severely limited for landscaping due to a sandy surface layer which may result in droughty 
conditions that may present challenges in establishing lawns and ornamental shrubbery.  
However, turf installation involves use of sod which includes root and soil zone amendment.  
Tree and shrub installation includes either soil enrichment when shrubs are planted or use of 
balled and burlapped plant materials that also provide enriched soil at the time of planting.  
Additional soil amendment is not expected to be necessary; however, as part of the proposed 
project, a detailed landscape plan has been prepared, which will be reviewed by the Planning 
Board for their approval.  A copy of the landscape plan has been provided in Pocket 2 at the end 
of this document.  The Town of Oyster Bay Town Board will review the plan concurrently with 
the change of zone application, as part of the site plan application.  Planning Board inspectors 
will ensure that vegetation is established and healthy prior to release of the Certificates of 
Occupancy for various components of site development.  This will ensure that potential impacts 
with respect to a sandy surface layer are adequately addressed and as a result, no long-term soil 
impacts are expected.  Finally, the MkC soils present on the property are severely limited for 
recreational areas due to sandy surface areas and slopes.  As part of the proposed project, a 
recreational common area will be provided in the northwestern portion of the property 
immediately south of the proposed recharge basin.  The amenities to be provided consist 
primarily of impervious surfaces resulting from the installation of tennis court a swimming pool 
and club house.  As a result, the presence of a sandy surface layer is not expected to present any 
significant impact to the installation or utilization of these amenities.  With regard to limitations 
associated with slopes, this area of the site is occupied with slopes that will require grading to 
accommodate the proposed recreational facilities.   
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Based on the results of the Phase I ESA and the Limited Phase II ESA conducted at the subject 
property it was recommended that several issues be addressed during any redevelopment of the 
subject site.  Several issues were resolved based on environmental sampling conducted as part of 
the Limited Phase II ESA investigations conducted by GZA and Nelson, Pope & Voorhis.  
However, several issues remain which will be addressed prior to development of the site, noted 
as follows: 
 

• F&E has recommended that the 500-gallon UST be excavated (and removed) under prevailing 
SCDHS and/or NYSDEC regulations. 

• It has been explained to F&E that the site may be re-developed.  As such, it may be prudent to 
have the current property owner be responsible for the proper removal of both 275 gallon ASTs 
located at the site, prior to the transfer of title. 

• No investigation regarding the potential out-of-service potable water well is recommended as it is 
no longer present at the subject property. 

• No recommendations are warranted with respect to LBP and ACM at this time.  However, as part 
of a demolition project, the Town(s) may require a LBP and/or ACM survey prior to the issuance 
of a demolition permit. 

• The soils that exhibited any petroleum-like odors or staining in the southwestern portion of the 
Site will need to be addressed during any redevelopment of the Site.  Although no exceedences of 
applicable standards were noted in the area of former dumping in the southwestern portion of the 
site, if soils in these areas are to be disturbed, they will need to be handled in accordance with all 
applicable regulations.  During excavation, soils exhibiting any petroleum-like odor should be 
segregated and disposed of at a licensed facility.   

• Soils that exhibited concentrations that exceeded their respective SSLs in the Huntington portion 
of the property need to be handled in accordance with all applicable regulations.  In addition, 
these soils if encountered will be segregated and disposed of at an appropriately facility which is 
permitted and licensed to accept such material.   

 
These issues are relatively routine in terms of site redevelopment, and will all be addressed prior 
to development of the site.  The 500 gallon tank will be removed under the auspices of the 
appropriate agency (SCDHS or NYSDEC) and in conformance with regulatory requirements, at 
the time of development.  The AST’s will be evacuated of any product and will similarly be 
removed from the will also be removed from the site and disposed of in conformance with 
agency requirements.  An asbestos survey and removal of asbestos will need to be conducted 
prior to demolition of the buildings in conformance with New York State Department of Labor 
Industrial Code 56.  Lead containing materials must be handled by appropriately licensed 
demolition contractors, who will observe applicable health related handling requirements of any 
materials that may contain lead based paint.  As noted, soils in the southwest part of the site did 
not exceed regulatory guidance; however, during excavation activities, soils exhibiting any 
petroleum-like odor will be segregated and disposed of at a licensed facility.  Additionally, 
further action in the form of additional sampling and soil management is recommended for the 
subject property in the vicinity of two of the sampling locations for arsenic (Pest-1 and Pest-3) as 
the analyzed constituents exhibited elevated concentrations of arsenic. 
 
Each of these issues are relatively minor, and will be addressed prior to development.  The 
Applicant currently does not own the subject property.  However, following the necessary zoning 
approval that would permit transfer of ownership and development of the proposed project, each 
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issue will be addressed in accordance with all applicable agency regulations and protocols (see 
Section 2.2.3 below). 
 
 
2.2.3 Proposed Mitigation 
 

• During construction erosion control measures such as staked hay bales, silt fences, groundcovers 
(vegetative or artificial), drainage diversions, minimizing the area of soil exposed to erosive 
elements at one time, and minimizing the time span that soil is exposed to erosive elements, will 
be utilized to minimize loss of soil during construction, particularly in locations where erosion 
and sedimentation could adversely impact adjoining properties and streets.  Applicable Town 
standards and construction practices specified by the appropriate Town agencies will be followed.  
As long as erosion is controlled during grading and construction, the potential for sediment 
transport will be minimal, and no significant loss of soils is expected. 

• Specifically, both soils have severe limitations related to sewage disposal fields.  However, all 
sanitary wastewater will be transferred off-site and treated by the Cedar Creek Sewage Treatment 
Facility.  As a result, disposal of sanitary wastes will not impact development of the proposed 
project.   

• Both on-site soils also are severely limited for landscaping due to a sandy surface layer which 
may result in droughty conditions that may present challenges in establishing lawns and 
ornamental shrubbery.  In addition, a detailed landscape plan will be prepared, reviewed and 
approved by the Planning Board, and Planning Board inspectors will ensure that vegetation is 
established and healthy prior to release of the Certificates of Occupancy for various components 
of site development.  This will ensure that potential impacts with respect to a sandy surface layer 
are adequately addressed and as a result, no long-term soil impacts are expected.   

• The MkC soils present on the property are severely limited for recreational areas due to sandy 
surface areas and slopes.  As part of the proposed project a recreational common area will be 
provided in the northwestern portion of the property immediately south of the proposed recharge 
basin.  The amenities to be provided consist primarily of impervious surfaces resulting from the 
installation of tennis court, a swimming pool and club house.  As a result the presence of a sandy 
surface layer is not expected to present any significant impact to the installation or utilization of 
these amenities.  With regard to limitations associated with slopes, this area of the site is occupied 
with slopes that will require grading to accommodate the proposed recreational facilities.   

• Prior to demolition for the proposed project, the existing underground and above ground storage 
tanks will be removed (and spill reporting and cleanup as necessary will be completed) under the 
auspices of the appropriate regulatory agency NYSDEC and/or SCDHS for each aspect of the site 
decommissioning. All other requirements of health and environmental agencies will be adhered to 
in the demolition process and in preparing the site for residential reuse. 

• Based on the results of the Limited Phase II ESA conducted at the subject property it was 
recommended that any soils exhibiting any petroleum-like odors or staining in the southwestern 
portion of the property should be addressed during any redevelopment of the subject site.  During 
excavation, any soils in this portion of the site which exhibit any evidence of contamination will 
be handled in accordance with all applicable regulations.  In addition, these soils if encountered 
will be segregated and disposed of at an appropriately facility which is permitted and licensed to 
accept such material.   

• Soils that exhibited concentrations that exceeded their respective SSLs in the Huntington portion 
of the property (samples retrieved from the wetland inflow area, the vehicle storage area located 
along the eastern property boundary, the chemical storage area located adjacent to the western 
entrance and in the southeastern corner of the wood carving business located on the subject 
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property) will need to be handled in accordance with all applicable regulations.  In addition, these 
soils if encountered will be segregated and disposed of at an appropriately facility which is 
permitted and licensed to accept such material.   

• As a result of the Pesticide Report investigation, further action in the form of additional sampling 
and soil management is recommended for the subject property in the vicinity of Pest-1 and Pest-3 
as the analyzed constituents exhibited elevated concentrations. 

 
 

Based on the results of the Phase I ESA and the Limited Phase II ESA conducted at the subject 
property it was recommended that several issues should be addressed during any redevelopment 
of the subject site.  Several issues were resolved based on environmental sampling conducted as 
part of the Limited Phase II ESA investigations conducted by GZA and Nelson, Pope & Voorhis.  
The issues which remain will be addressed prior to development of the site.  The Applicant 
currently does not own the subject property.  However, following the necessary zoning approval 
that would permit transfer of ownership and development of the proposed project, each issue will 
be addressed in accordance with all applicable agency regulations and protocols. 
 
 
2.3 Subsurface Geology 
 
2.3.1 Existing Conditions 
 
Long Island is located within the Atlantic Coastal Plain, a general physiographic province in 
which substantial sediment deposits overlie the base, or bedrock (Fuller, 1914).  The surface 
topography of the Island is primarily a product of glacial history and subsequent human activity.  
Understanding the geologic history and stratigraphy of Long Island is important in relating 
potential impacts of the project to hydrogeologic resources and their importance in Long 
Island’s future. 
 
The bedrock beneath Long Island consists of a complex of igneous and metamorphic rock of 
Precambrian age that strikes to the east-northeast with a southeastward trending slope of 
approximately 80 feet per mile.  The elevation of the top of the bedrock is approximately 1,000 
feet below sea level in the area of the site.  Bedrock is overlain by sediments of Cretaceous and 
Quaternary age containing three major aquifers consisting of the Lloyd, Magothy and Upper 
Glacial (Lubke, 1964).  Figure 2-3 provides a cross section of Long Island for a profile running 
from Long Island Sound to the Atlantic Ocean in the vicinity of the project site (Jensen and 
Soren, 1974). 
 
The primary Cretaceous deposits on Long Island are the Raritan and Magothy formations, which 
were deposited atop the bedrock during the mid to late Cretaceous period (138 to 65 million 
years ago) as a result of sediment transport from highlands to the north of the Island (Koszalka, 
1983).  The deposits directly overlying the bedrock consist of the Raritan formation that is 
comprised of the Lloyd Sand Member and the overlying Raritan Clay (Lubke, 1964). Beneath 
the subject site the Lloyd Aquifer is contained within the Lloyd Sand Member and rests 
unconformably on bedrock at an elevation of approximately 800 feet below sea level in the area 
of the site indicating a thickness of 200 feet.  Sediments within this formation consist of white to 
pale yellow fine to coarse-grained sands and gravel with some clay and layers of silt and clay.  
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The clay member of the Raritan formation that overlies the Lloyd Sand Member is located at an 
elevation of 700 feet below sea level, indicating a thickness of 100 feet beneath the site.  This 
deposit is composed chiefly of beds of gray, white and red variegated clay and silt, with 
interbedded layers of sand in some places.  The material of this clay layer is of relatively low 
permeability and acts as an aquiclude which confines the water in the underlying Lloyd and 
retards interchange of water from overlying formations (Lubke, 1964).  Resting above the 
Raritan Clay lies the Magothy Formation and Matawan Group which form the Magothy Aquifer, 
and were deposited in the late Cretaceous approximately 75 million years ago following a period 
of erosion of the Raritan Clay.  These deposits are found in the vicinity of the site at an elevation 
equivalent to sea level indicating a thickness of approximately 700 feet (Lubke, 1964).  The 
lower portion of the Magothy rests directly on the clay member of the Raritan formation and 
consists largely of brown and gray coarse sand, gravel with some clay.  The upper portion of the 
Magothy includes white, gray and brown interbedded clay, fine to medium sand and silt and 
some lignite. 
 
During the Tertiary period (65 million to 2 million years ago) there was erosion of Cretaceous 
deposits over much of Long Island due to hydrologic processes such as stream formation.  Sea 
level was low, and a large valley formed north of Long Island in what is now Long Island Sound.  
Most of the surface sediments evident on Long Island were deposited during the glacial advances 
of the Pleistocene epoch, Quaternary period (2 million years ago to 10,000 years ago).  The 
Pleistocene was marked by cycles of glacial advance and subsequent retreat producing morainal 
and glaciofluvial (outwash) sediments on top of the Magothy Formation and Matawan Group.  
These Quaternary sediments, which consist of clay, silt, sand, gravel, and boulders, comprise the 
deposits of the Upper Glacial formation. At the site, glacial outwash deposits of the Upper 
Glacial formation are found at an elevation ranging from 248 to 284 feet above sea level 
corresponding to the land surface indicating a thickness ranging from of 180 to 216 feet (Lubke, 
1964).  These sediments predominantly consist of brown, yellow and gray sands and gravels with 
localized clay lenses.  The Ronkonkoma and Harbor Hills Terminal Moraines were deposited as 
part of this Upper Glacial deposit along the spine and the North Shore of Long Island as the 
glaciers retreated during the Wisconsin stage of the Late Pleistocene epoch (approximately 
25,000 to 10,000 years ago) (Koszalka, 1983, p. 15).  Low, flat outwash plains formed 
southward as erosional processes carried sediments away from the moraines, and coastal 
processes formed barrier beaches along the south shore as sea level rose.  
 
One (1) initial on-site soil boring (SB-1) was installed in the northeastern corner of the subject 
property on September 29, 2006 in order to characterize the subsurface geology of the site.  
Review of the soil boring log indicates that from surface grade to a depth of approximately 20 
feet below ground surface soils are comprised primarily of dense to very dense silty fine sand 
with intermittent layers of loose fine sand.  Soil below 20 feet to a depth of 32 feet below ground 
surface was found to consist of loose fine to coarse sands and gravels.  The boring was 
terminated at a depth of 32 feet below ground surface, above which soils exhibited granular 
characteristics as described above.    
 
In order to further characterize the subsurface soils underlying the subject property, three (3) 
additional soil borings were installed on May 14, 2008 and were placed in the northwestern, 
central and southeastern portions of the property.  The location of these soil borings, as well as 
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the previous soil boring, are illustrated in Figure 2-4.  Review of the log for the soil boring 
installed in the northwestern portion of the property (SB-2) reveals that from surface grade to a 
depth of approximately six feet below ground surface subsurface soils consist primarily of dense 
silt.  From approximately seven feet to 11 feet below ground surface, soils consist of a mixture of 
dense silts and clays with traces of fine sand.  Below this silty/clayey zone, soils consist 
primarily of dense sandy silts to silty sands down to a depth of approximately 34 feet below 
ground surface with a two foot lens of fine to medium sand encountered at approximately 13 feet 
below ground surface.  Soils at depths ranging from 34 to 42 feet below ground surface were 
found to consist of loose fine to medium sands and gravels.  The soil boring installed in the 
central portion of the property (SB-3) indicates that subsurface soils from surface to a depth of 
30 feet below ground surface consist primarily of dense silt, sandy silt and clayey silt with 
isolated lenses of loose fine sand ranging in thickness of 0.5 to 4 feet at depth of approximately 
9, 21 and 24 feet below ground surface.  Review of the log for the boring installed in the 
southeastern corner of the property (SB-4), reveals that subsurface soils are comprised of loose 
silt sand mixtures down to a depth of 13 feet below ground surface.  Soils from 13 feet to 21 feet 
were revealed to consist of loose fine to medium sands with traces of gravel.  Soils from 
approximately 21 to 24 feet below ground surface consist of loose sandy silts. 
 
 
2.3.2 Anticipated Impacts 
 
Potential impacts with respect to subsurface soils generally relate to stormwater drainage systems 
and leaching qualities of soils.  Sanitary effluent will be conveyed off site, and as a result, no 
significant adverse impacts are expected as related to sanitary waste.  Soil characteristics are 
expected to provide suitable geotechnical qualities to ensure stable foundations for the proposed 
development; however, geotechnical evaluation and engineering design will occur during site 
plan review as appropriate to ensure properly engineered building foundation installation.   
 
The water resources section (Section 2.4), includes an evaluation of subsoils in proximity to the 
off-site wetland in the northeast corner of the subject site, and potential impacts to that wetland 
as related to installation of the drainage system associated with the proposed project.  The 
analysis consists of subsoil conditions to ensure that underlying low permeability of soils 
beneath the wetlands are not penetrated in a manner that would cause the loss of retained water 
in the wetlands, as well as an evaluation of the drainage contribution to the wetlands under pre- 
and post-development conditions. 
 
With respect to function of the proposed drainage system, based on a review of the soil log of 
SB-1, subsurface soils below a depth of approximately 20 feet consist of fine to coarse sands and 
gravels.  These soils tend to exhibit suitable leaching capabilities to allow for the recharge of 
stormwater runoff.  As a result, no significant impacts related to stormwater recharge are 
anticipated. 
 
Subsequent to the change of zone, and during site plan review, further borings and/or test holes 
will be installed to address engineering comments during drainage design.  Unsuitable material, 
if encountered, will be removed and backfilled with clean material to promote proper leaching of 
stormwater effluent. 
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2.3.3 Proposed Mitigation 
 

• The sub-soils encountered at the subject property exhibit suitable sufficient leaching qualities to 
allow for the recharge of collected stormwater runoff.  As a result, no significant impacts related 
to soil leaching or drainage recharge are anticipated. 

 
 
2.4 Water Resources 
 
2.4.1 Existing Conditions 
 
Surface Water and Drainage 
There are no surface water bodies on the subject property, however there is one surface water 
body located near the northeast property line immediately south of Jericho Turnpike; this water 
feature receives stormwater runoff from the subject property and adjacent roadways.  The surface 
water body has been mapped on the NYSDEC Freshwater Wetlands Map of Suffolk County Map 
24 of 39 and is designated as H-29.  Freshwater wetlands identified on these maps are subject to 
Article 24 Regulations of the State Environmental Conservation Law.  The NYSDEC maintains 
jurisdiction over activities occurring within these freshwater wetland areas as well as within 100 
feet of the delineated wetland boundary.  This surface water body is also identified on the 
National Wetlands Inventory Map 402 and has been defined as a Palustrine, Open Water 
Semipermanent (POWF) water body.  Surface water bodies with contiguity to navigable waters 
of the United States (including connection via groundwater) are subject to the regulations under 
the Clean Water Act and jurisdiction of the US Army Corps of Engineers.  The wetland area is 
owned by New York State and it functions as a recharge basin that accepts stormwater run-off 
generated on Jericho Turnpike.  Stormwater is collected through a series of roadside catch basins 
which are connected to a drainage culvert that discharges through a headwall to the north side of 
the wetland area. 
 
There are no recharge facilities for stormwater runoff currently existing on the subject property.  
Existing stormwater runoff generated during precipitation events follows the contour of the 
subject property and is recharged by natural infiltration or runs as overland flow to low points on 
and off the subject site.     
 
Hydrogeology 
Groundwater on Long Island is derived from precipitation.  Precipitation entering the soils in the 
form of recharge passes through the unsaturated zone to a level below which all strata are 
saturated.  This level is referred to as the water table.  The major water bearing units beneath the 
subject site are the Upper Glacial, Magothy and Lloyd Aquifers (Jensen and Soren, 1974; 
Smolensky et al., 1989).  The groundwater table coincides with sea level on the north and south 
shores of Long Island, and rises in elevation toward the center of the Island.  The high point of 
the parabola is referred to as the groundwater divide.  The changes in elevation of the water table 
create a hydraulic gradient, which causes groundwater to flow in a direction perpendicular to the 
contour lines of equal elevation (Freeze and Cherry, 1979).  The major water bearing units 
beneath the subject site include the Upper Glacial aquifer, Magothy aquifer and Lloyd aquifer 
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(Jensen and Soren, 1974; Koszalka, 1984).  All of these rest above a basal bedrock which 
underlies all of Long Island.   
 
The United States Geological Survey (USGS), in conjunction with other agencies maintains a 
network of observation wells for the purpose of determining the elevation of groundwater 
throughout Long Island, and the USGS maps groundwater levels on a periodic basis.  Figure 2-3 
shows the configuration of the water table in the area of the site based on the most recent map 
(USGS, 2000).  Using the most recent groundwater map available, the elevation of groundwater 
beneath the site was approximately 68 feet in 2000 (USGS, 1998), although levels would be 
expected to vary slightly between years and on a seasonal basis.  The highest surface elevation at 
the site is 284 feet in the northern portion of the subject property, and the lowest surface 
elevation is 248 feet in the southern portion of the property.  Thus, the depth to water across the 
subject property ranges from 180 feet to 216 feet below ground surface.   
 
Geographical differences in elevation of the groundwater table create a hydraulic gradient which 
causes groundwater to flow in a direction perpendicular to the contour lines of equal elevation 
(Freeze and Cherry, 1979).  Contour lines are lines of equal elevation of groundwater as 
inferred between observation well points mapped by the USGS.  The lines of equal elevation 
assist in determining the generalized direction of groundwater flow in the water table aquifer.  In 
an isotropic aquifer (an aquifer where the conductivity is the same in the horizontal and vertical 
directions), groundwater moves perpendicular to the contour lines (Freeze and Cherry, 1979).  
Although the hydrogeologic units are not isotropic on Long Island, this principle may be used to 
approximate the direction of groundwater flow.  The configuration of the water table and the 
location of the groundwater divide will change as groundwater elevations fluctuate.  The site is 
located north of a regional groundwater divide, and based upon the USGS Map (USGS, 2000) 
shown in Figure 2-3, horizontal movement of groundwater beneath the site appears to be to the 
north where it eventually discharges to Cold Spring Harbor. 

 
Groundwater Budget 
The groundwater budget for an area is expressed in the hydrologic budget equation, which states 
that recharge equals precipitation minus evapotranspiration plus overland runoff (SCDHS, 1987-
2; p. 5-29).  This indicates that not all rain falling on the land is recharged to groundwater.  Loss 
in recharge is represented by the sum of evapotranspiration and overland runoff.  The equation 
for this concept is expressed as follows: 
 
 R = P - (E + Q) 
 
 where: R = recharge 
  P = precipitation 
  E = evapotranspiration 
  Q = overland runoff 
 
Nelson, Pope & Voorhis, LLC has exclusive use of a microcomputer model developed for the 
purpose of predicting both the water budget of a site and the concentration of nitrogen in 
recharge.  The model, referred to as SONIR (Simulation of Nitrogen in Recharge), utilizes a 
mass-balance concept to determine nitrogen in recharge.  Critical in the determination of 
nitrogen concentration is a detailed analysis of the various components of the hydrologic water 
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budget, including recharge, precipitation, evapotranspiration and overland runoff.  The basis for 
this method of nitrogen budget analysis is well established, and similar techniques have been 
used to simulate nitrogen in recharge as published by the New York State Water Resources 
Institute, Center for Environmental Research at Cornell University, Ithaca, New York (BURBS 
A simulation of the Nitrogen Impact of Residential Development on Groundwater; Hughes et 
al., 1985).  The SONIR model includes four (4) sheets of computations: 1) Data Input Field; 2) 
Site Recharge Computations; 3) Site Nitrogen Budget; and, 4) Final Computations.  There are a 
number of variables, values and assumptions concerning hydrologic principles, which are 
discussed in detail in a user manual developed for the SONIR Model and provided in Appendix 
C-1.   
 
The model has been run for water budget and nitrogen parameters for the existing site conditions.  
The results are presented in Appendix C-2. The site currently generates a total recharge volume 
of 19.91 inches per year, or 10.08 million gallons per year (MGY).   
 
A more detailed assessment of the existing site conditions in regard to the quality of its 
groundwater resources can be made by calculating the total nitrogen input to groundwater, 
diluted by the total volume of recharge water.  The resulting figure indicates the expected 
nitrogen concentration in recharge.  SONIR was utilized to determine the present recharge and 
nitrogen entering the site; this calculation estimates a nitrogen concentration of 2.90 mg/l. 
 
Groundwater Management Plans 
 
Long Island Comprehensive Waste Treatment Management Plan (208 Study) 
The Long Island Regional Planning Board (LIRPB), in conjunction with other agencies, prepared 
a management plan for Long Island groundwater resources in 1978 in accordance with Section 
208 of the 1972 Federal Water Pollution Control Act Amendments.  The purpose of the 208 
Study was to investigate waste disposal options and best practice for ground and surface water 
protection.  The study delineated Hydrogeologic Zones for the formulation of management plans 
based on groundwater flow patterns and quality (Koppelman, 1978).  The subject site is located 
in Groundwater Management Zone I which is a primary source of drinking water for much of 
Long Island, and protection of water quality is imperative.  The management recommendations 
of the 208 study will be discussed in detail in the Land Use section of this document.  Based on 
the configuration of the water table, the horizontal movement of groundwater beneath the site 
appears to be northward toward Cold Spring Harbor.  Water from this system is ultimately 
discharged into the Long Island Sound. 
 
Special Groundwater Protection Area Plan (SGPA) 
The 1983 NYSDEC plan, “NYS Groundwater Management Program” delineated areas of special 
concern in regard to groundwater protection for Long Island water resources.  Referred to as  
“Special Groundwater Protection Areas”, these regions overlie the underground aquifers which 
contain much of the potable water used in the bi-county area.  These water resources warrant 
protection; it is by land use and development controls that this goal is to be attained.  The 
purpose of the program was to provide the best available guidance for the use of public officials, 
the development community and Long Island residents concerned with the protection of ground 
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and surface waters through the development of a specific groundwater management program.  
The major objectives underlying the recommendations are: 

 
• Maximize the recharge of high quality groundwater to the aquifers; 
• Minimize the pollutant loads from existing and future land use activities within the project 

area. 
 
The recommendations include provisions for the protection of groundwater quality as well as for 
the improvement of groundwater quality in areas that have been subject to some contamination.  
In general, the plan suggests that in order to reduce contaminant loads, proper land use review 
for groundwater protection and waste treatment, as well as potential density reduction, more 
effective site plan review and the acquisition or preservation of critical parcels be used to 
maintain and improve groundwater quality.  Existing point or non-point sources should be 
minimized or eliminated and the establishment of new activities already associated with 
groundwater problems should be prevented. 
 
Initially, eight areas of Long Island were designated as SGPA’s, though no formal study or plan 
existed which would serve as a vehicle to provide the protection of ground and surface waters 
that was envisioned in the NYS Groundwater Management Program.  In 1987, the NYS 
legislature passed Article 55 of the NYS Environmental Conservation Law (ECL), known as the 
Sole Source Aquifer Protection Act, which required and funded a study of these SGPA’s. In 
1992, the LIRPB issued its document, “The Long Island Comprehensive Special Groundwater 
Protection Area Plan”.   
 
The project site lies within two separate Special Groundwater Protection Areas:  The Oyster Bay 
SGPA and the West Hills-Melville SGPA.  The 45 square mile Oyster Bay SGPA encompasses 
part or all of twelve villages, portions of the City of Glen Cove and parts of seven hamlets 
located within the unincorporated portion of the Town of Oyster Bay.   
 
The Oyster Bay SGPA contains several freshwater wetlands that are associated with stream 
corridors.  All the wetlands in this SGPA are ranked Class I and total 378 acres.  The nearest 
wetlands to the project site are located directly adjacent to the northeastern property boundary 
and are associated with a State recharge facility for runoff from Jericho Turnpike in this location 
(see Figure 2-5).  The limits of flagged wetlands are located approximately 80 feet from the 
subject property’s eastern boundary.  The Oyster Bay SGPA is located in deep flow 
Hydrogeologic Zone I.  The surficial geology of approximately three-fourths of the area reflects 
the advance and retreat of ice sheets which formed the Harbor Hills terminal moraine.  The 
Harbor Hills moraine extends from west to east across the middle of the SGPA.  There is a band 
of Harbor Hills moraine outwash deposits- typically stratified sand and gravel- south of the 
Harbor Hills end moraine deposits.   
 
Most of the SGPA lies to the north of the regional east-west groundwater divide.  The divide 
intersects the southern boundary of the site.  Shallow groundwater flows north or south on both 
sides of this divide.  A significant local divide trending northwest from the Brookville area 
through the Locust Valley area controls the direction of shallow groundwater flow.  Groundwater 
to the east of the local divide moves in an easterly direction toward discharge areas along or 
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underlying Long Island Sound, Mill Neck Creek, Oyster Bay Harbor and Cold Spring Harbor.  
Groundwater west of the local divide moves westward toward discharge areas along Glen Cove 
Creek or into Hempstead Harbor.  Water from the Magothy discharges into the Upper glacial 
aquifer in areas adjacent to Hempstead Harbor, Oyster Bay Harbor and into the Port Washington 
confining unit elsewhere.   
 
There are 27 active water supply production wells within the Oyster Bay SGPA. Groundwater 
quality within and adjacent to the Oyster Bay SGPA is generally good with some areas of 
excellent quality.  The assessment of water quality in this SGPA is based on public water supply 
well testing by the Nassau County Department of Health (NCDH) and the public water suppliers 
and monitoring well testing by the Nassau County Department of Public Works (NCDPW). 
 
The West Hills-Melville SGPA includes 6,708 acres of land and is the westernmost groundwater 
protection area in Suffolk County and is the easterly extension of the partially contiguous Oyster 
Bay Pilot area in Nassau County.  Most of the area is located in the Town of Huntington; 
however, a small portion is in the Town of Babylon. 
 
The West Hills-Melville SGPA straddles the groundwater divide in westernmost Suffolk County.  
The divide runs approximately east-northeast from Manetto Hills at the Nassau-Suffolk border, 
and is located in the region between and just north of Old Country Road and Northern State 
Parkway.  Both the northern and southern portions of the SGPA lie within the deep recharge 
zone, where groundwater flow has a significant downward component.   
 
Five public water supply well fields lie within the boundaries of the SGPA, and another eight are 
located adjacent to or immediately downgradient of the area.  Their combined pumpage (8.55 
mgd) is equal to about 15 percent of the total pumpage of the Towns of Huntington and Babylon.   
 
Groundwater quality within and immediately downgradient of the SGPA can be inferred from 
public water supply well data.  These data indicate that, in general, groundwater quality is good 
to excellent.  Some isolated contamination problems exist, and some negative trends have been 
identified.   
 
To the north of the divide, Magothy water quality remains at or near the pristine level, as 
reflected by the quality of supply wells at South Huntington Water Districts Downs Road and 
Oakwood Road well fields.  Glacial water quality, including deep glacial water, has been 
impacted to various extents, presumably due to past agricultural activities and more recent 
residential development.  Analysis of the proposed projects conformance to the SGPA 
recommendations is included in Section 2.4.3 
 
The SGPA Plan identifies the need to reduce or mitigate contamination associated with past or 
present point and non-point sources, as well as to preclude the introduction of new contamination 
sources.  The West Hills-Melville SGPA has been impacted to varying degrees by agricultural, 
residential and various commercial/industrial land use activities. 
 
The SGWA Plan identifies the project site as being within an area of low density residential use.  
The Plan does not provide any recommendations specific to the subject site; however, Suffolk 
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and Nassau Counties (Suffolk County Sanitary Code, Article 6) as well as the Town of Oyster 
Bay have addressed land use density to ensure best groundwater management practice by 
requiring a minimum lot size of 40,000 SF for yield purposes in unsewered areas.  Section 2.4.3 
will identify relevant land use recommendations of the SGPA Plan. 
 
6NYCRR Part 617.14(g) specifically allows a defined area to be designated as a “Critical 
Environmental Area” (CEA).  Such an area “is a specific geographic area designated by a State 
or local agency” due to its “exceptional or unique environmental characteristics”. To be 
designated in this manner, an area must have one or more of the following: 
 

1. a benefit or threat to human health; 
2. a natural setting (e.g.,  fish and wildlife habitat, forest and vegetation, open space and areas of 

important aesthetic or scenic quality); 
3. agricultural, social, cultural, historic, archaeological, recreational or educational values; or 
4. an inherent ecological, geological or hydrological sensitivity to change which may be 

adversely affected by any change. 
 

Article 55, Section 55-0117(6) of the NYS ECL (under which the SGPA Plan was prepared), 
indicates that all SGPA’s are to be designated as CEA’s, so that any project proposed within 
such an area would receive added scrutiny in regard to potential impacts to the resources 
protected by the SGPA designation.  In addition, any DEIS prepared for such projects is to 
include a discussion of conformance to the SGPA Plan. 
 
Town of Oyster Bay Aquifer Protection Overlay District 
The Aquifer Protection Overlay (APO) District was established to institute standards and 
procedures regulating the use and development of land within the Oyster Bay SGPA, with the 
intent of protecting both the quality and quantity of groundwater, and are intended to work in 
addition to all other requirements and limitations of the underlying zoning district.  The portion 
of the project site that lies within the Town of Oyster Bay is subject to the policies of the APO 
regulations as described herein in relation to the subject site.   
 
Development standards include the protection of natural vegetation and lot coverage.  With 
regard to the disturbance of natural vegetation for multi-family and non-residence uses, the 
maximum permitted disturbance of natural vegetation for any multi-family or non-residence use 
on a one acre or larger lot is 30,000 SF plus 60 percent of lot area in excess of one acre.  For 
single family residential development on lots between 20,000 SF and 43,559 SF, the maximum 
permitted disturbance of natural vegetation is 14,000 SF plus 35% of the lot area in excess of 
20,000 SF.  The Town Code states that disturbance of natural vegetation shall be minimized by 
the approving agency to the maximum extent practicable.  Table 5-1 shows the amount of 
natural vegetation that would remain (6.14 acres) should an as-of-right single family 
development be developed on the subject site.   
 
For multi-family and non-residence uses with regards to lot coverage, the maximum permitted 
lot coverage for any multi-family or non-residence use on a one acre or lager lot is 22,000 SF 
plus 45 percent of lot area in excess of one acre.  For single family residential development on 
lots between 20,000 SF and 43,559 SF, the maximum permitted lot coverage is 6,000 square feet 
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plus 12 percent of the lot area in excess of 20,000 SF.  The Town Code states that lot coverage 
shall be minimized by the approving agency to the maximum extent practicable. 
 
The disposal, storage, creation, manufacturing or treatment of any hazardous material is 
prohibited, except for the storage of such material in sealed containers for retail sale for normal 
household use and fuel oil in sound storage vessels for on-site heating purposes.  In addition, any 
proposed expansion of an existing nonresidential use which manufactures, generates, stores, 
discharges, uses or is involved in the transport of hazardous materials either on, to or from a site 
in the APO District, a Groundwater Protection Plan should be prepared and submitted for 
Department of Planning and Development approval.   
 
All proposed new residential subdivisions and new nonresidential developments within the APO 
District must obtain approval from the NCDH demonstrating compliance with Article X 
Groundwater Protection Regulation of Sewage and Industrial Wastewater” of the Nassau County 
Public Health Ordinance.  Wherever public sewerage systems are available, to the extent 
practicable, both multi-family and non-residential uses within the APO District should connect to 
them. 
 
Any proposed revegetation or other new planting on multi-family and non-residential lots should 
be of such type that will minimize the need for the application of fertilizers, pesticides and 
herbicides, and require minimal water usage through application of the principles of xeriscaping.   
 
Best Management Practices (BMPs) should be implemented for all new single family 
subdivisions and in connection with the development and operation of multi-family and non-
residential uses in the APO District for the purpose of protecting groundwater quality and 
quantity.  BMPs should be consistent with generally accepted standards. 
 
Nationwide Urban Runoff Program (NURP) 
Stormwater, as runoff, is the vehicle by which pollutants move across land and through the soil 
to groundwater or surface waters.  Contaminants accumulate or are disposed of on land and 
improved surfaces.  Sources of contaminants include: 
 

• animal wastes 
• highway deicing materials 
• decay products of vegetation and animal matter 
• fertilizers 
• pesticides 
• air-borne contaminants deposited by gravity, wind or rainfall 
• general urban refuse 
• by-products of industry and urban development 
• improper storage and disposal of toxic and hazardous material 

 
In 1982, the LIRPB prepared the Long Island Segment of the Nationwide Urban Runoff 
Program.  The NURP Study is important to determine potential pollutants associated with 
stormwater based on various types of land use.  This program attempted to address, among other 
things, the following: 
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• the actual proportion of the total pollutant loading that can be attributed to stormwater runoff, 
given the presence of other point and non-point sources and conditions within the receiving 
waters. 

 
The purpose of the NURP Study, carried out by the USGS, was to determine: 
 

• the source, type, quantity, and fate of pollutants in stormwater runoff routed to recharge 
basins, and 

• the extent to which these pollutants are, or are not attenuated as they percolate through the 
unsaturated zone. 

 
In order to accomplish this, five recharge basins, located in areas with distinct land use types, 
were selected for intensive monitoring during and immediately following storm events.  Five 
recharge basins, three in Nassau and two in Suffolk, were chosen for the study on the basis of 
type of land use from which they receive stormwater runoff.  The following is a listing and 
description of each drainage area: 

 
Site Location   Land Use
Centereach   Strip Commercial 
Huntington   Shopping Mall, Parking Lot 
Laurel Hollow   Low Density Residential (1 acre zoning) 
Plainview   Major Highway 
Syosset    Medium Density Residential (1/4 acre zoning) 

 
Based on the sampling program, the NURP Study reached the following relevant findings and 
conclusions which are fairly representative of existing conditions on and around the subject 
property given the study of medium density residential zoning in Syosset conducted as part of 
the NURP study. 
 
Finding: In the majority of storm events sampled, the ratio of the total volume of runoff to the 

volume of precipitation falling on impervious areas was less than one. 
 
Conclusion: Most of the runoff into recharge basins is derived from rain that falls directly on 

impervious surfaces, except during storms of high intensity, high volume and/or long 
duration. 

 
Finding: Stormwater runoff concentrations of most of the inorganic chemical constituents for 

which analyses were performed were generally low.  In most cases, they fell within the 
permissible ranges for potable water; however, there were two notable exceptions: 
• median lead concentrations in stormwater runoff samples collected at the recharge 

basin draining a major highway (Plainview) consistently exceeded the drinking water 
standards; 

• chloride concentrations in stormwater runoff samples generally increase two orders 
of magnitude during the winter months. 

 
Conclusion: In general, with the exception of lead and chloride, the concentrations of inorganics 

chemical measured in stormwater runoff do not have the potential to adversely affect 
groundwater quality. 
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Finding: The number of coliform and fecal streptococcal indicator bacteria in stormwater range 
from 100 MPN [Most Probable Number] to 1010 MPN per acre per inch of precipitation. 

 
Conclusion: Coliform and fecal streptococcal indicator bacteria are removed from stormwater as it 

infiltrates through the soil. 
 
Potential groundwater and stormwater impacts resulting from the proposed project will be 
analyzed in detail in Section 3.1 and 3.2. 
 
 
2.4.2 Potential Future Impacts 
 
Surface Water and Drainage
There are no surface water bodies located on the subject property; however, a freshwater wetland 
is present on a neighboring property located adjacent to the northeastern corner of the site.  The 
existing topography surrounding the wetland area indicates that stormwater runoff generated on 
the subject property as well as other surrounding areas flows into in the wetland.   
 
Since the underlying water table in the vicinity of this wetlands is encountered at a depth of 168 
feet below ground surface and the wetland is designated on National Wetland Inventory Map 402 
as a semipermanent feature, this water body is present as a result of stormwater runoff which 
accumulates within the wetland basin and is retained by a layer of low permeability soils.  The 
wetland area is owned by New York State and functions as a recharge basin for stormwater 
runoff from Jericho Turnpike.  Stormwater is collected through a series of roadside catch basins 
which are connected to a drainage culvert that discharges through a headwall to the north side of 
the wetland area. 
 
Review of soil boring logs generated for several soil borings installed on the subject property 
reveal the presence of dense low permeability and impermeable soils in the northern end of the 
subject property with intermittent lenses of permeable sands and gravels that generally dip from 
east to west.  In each of these borings, no subsurface water (perched or the underlying natural 
water table) was encountered which would indicate a hydrologic connection the wetland area.  
Since the underlying regional water table is encountered at a depth of 168 feet below ground 
surface, and based on soil borings, no permanently saturated soils occur beneath the subject site 
and the low permeability soils dip from east to west, it is expected that the wetland is supported 
by locally present low permeability soils within the immediate area of the wetland depression.  
Stormwater from Jericho Turnpike and the surrounding area collects in this depression, thus 
supporting the retention of water and presence of wetland indicator species.  As a result it is 
concluded that the wetland area is self contained and does not maintain a connection to the 
underlying geologic formations.  Consequently, excavation planned on the site would not remove  
subsurface low permeability soils that are necessary to support this wetland area. 
 
All stormwater generated on the subject property is proposed to be retained on-site due to 
grading and installation of the drainage facilities for the proposed project.  It is noted that under 
the existing site conditions some of the stormwater runoff generated on the subject property 
flows over the topographic contour of the site towards the existing wetland area to the east.  
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However, it should be noted that the portions of the site which direct runoff toward the wetland 
area consists of bare soils which allow some infiltration of surface runoff to the subsurface 
thereby limiting the volume of stormwater which ultimately reaches the wetland area.  As noted, 
the dominant contributor of stormwater to the wetland area consists of the paved surfaces of the 
roadway network in the vicinity of the wetland area.  Runoff generated on these impervious 
surfaces are directed toward four stormwater collection basins that are located on the south side 
of Jericho Turnpike which divert stormwater runoff directly to the wetland area through a culvert 
supported by a headwall along the northern side of the wetland pond.   
 
The contribution of stormwater runoff is generated over a 47 acre area that surrounds the wetland 
and generally follows the natural topographic contour which slopes toward the wetland area (see 
Figure 2-6a).  This contributing area generates approximately 168.6 acre-feet of stormwater 
runoff annually to the wetland (based on the average local annual rainfall of 42.82 inches/year), 
see Appendix C-4.  Approximately 28.62 acres of this contributing area is located southwest of 
the wetland and includes the subject property as well as some additional acreage south of the 
site.  Due to the installation of drainage facilities as part of the proposed project, stormwater 
generated from approximately 28.62 acres of the surface water contributing area will be 
intercepted by the on-site drainage system and recharged to the subsurface, thereby reducing the 
contribution of stormwater runoff to this wetland area following construction (see Figure 2-6b).  
This will eliminate an annual contribution of approximately 54.02 acre-feet of annual stormwater 
run-off which is presently discharged to the wetland area (or ±32 percent).  However, 
approximately 18.58 acres of the contributing area which is located to the north, south and east 
of the pond will continue to divert surface run-off to the wetland and will contribute 
approximately 114.58 acre feet of stormwater annually.  Importantly, the wetland is a drainage 
retention feature associated with impervious surfaces of Jericho Turnpike.  The contribution of 
stormwater from this road will continue to discharge stormwater to the wetland, thus retaining 
the water receiving characteristics of this feature during precipitation events (though the 
stormwater input volume is anticipated to be reduced due to the proposed on-site drainage 
system by approximately 32 percent).  It is noted that should the Town or NYSDEC determine 
that the potential for depletion of runoff to the off-site wetlands is undesirable; the stormwater 
drainage system could be designed to allow for water quality treatment of stormwater and then 
discharge to the off-site wetland (designed to meet the existing stormwater discharge volume), in 
accordance with techniques approved by the NYSDEC and included in the NYSDEC 
Stormwater Manual.  The potential ecological impacts related to the change in stormwater 
overflow to the off-site wetland are discussed in Section 2.5.2.  Appendix C-4 provides the 
calculations and data for the off-site wetland watershed analysis.   
 
The proposed site drainage system will consist of a series of stormwater catch basins which will 
divert runoff directly to the proposed stormwater pond and recharge basin. The drainage system 
is designed to convey stormwater to inlets in the central and northern portions of the property to 
a collection system which overflows to the extended detention pond.   The pond will serve a dual 
purpose of providing peak flow attenuation as well as pollutant removal.  The pond will be lined 
to maintain a static water level of approximately four feet in depth (normal water elevation of 
238 feet).  The freeboard provided in the pond (between a normal water elevation of 238 feet to 
the high water design elevation of 242 feet) allows for storage of stormwater over an extended 
period of time to allow suspended solids to settle out of stormwater.  The NYSDEC Stormwater 

 Page 2-28 



Design Manual recognizes stormwater ponds as an effective method for removal of phosphorus, 
nitrogen, metals, pathogens and suspended sediment. During severe rain events, the ponds are 
designed to overflow to three diffusion wells which will recharge stormwater on-site to the 
underlying aquifer.  Stormwater generated in the southern portion of the property will be direct 
to inlets which overflow to a recharge basin located in the southeastern corner of the property.  
Drywells will be provided to accommodate roof runoff from the three single family dwellings.   
 
The proposed drainage system will be designed to accommodate a 9-inch storm event.  Overall, 
development of the proposed project requires that the on-site drainage system maintain a 
capacity to collect and recharge 287,643 CF of stormwater generated on the site.  The on-site 
drainage system will be designed to exceed this capacity and will be capable of accommodating 
approximately 300,000 CF of stormwater runoff which exceeds the required capacity by 12,357 
CF.  As noted above, the design of this system could be modified to allow for water quality 
treatment of stormwater prior to discharge to the off-site wetland area should the Town or 
NYSDEC determine that the potential for depletion of runoff to the off-site wetlands is 
undesirable.     
 
Hydrogeology 
The average depth to water ranges from approximately 180 to 216 feet below ground surface.  
Regionally groundwater is observed to flow in a northerly direction.  The subject site has 
adequate depth to groundwater to ensure that leaching of stormwater recharge will occur 
efficiently.  Sanitary waste will be conveyed to an existing sewer district, as described herein. 
 
Wastewater will be generated as a result of the proposed use of the site for housing, purposes.  
Article 6 of the Suffolk County Sanitary Code (SCSC) addresses sewage facility requirements 
for realty subdivisions, development and other construction projects in order to limit the loading 
of nitrogen in various groundwater management zones as established by the SCDHS.  As 
promulgated under Article 6, a Population Density Equivalent must be determined for the subject 
site in order to determine the type of sewage disposal system required for the proposed project.  
This equivalent (or total allowable flow) is then compared to the design sewage flow for the 
project.  If the project's design sewage flow exceeds the Population Density Equivalent, a 
community sewerage system or on-lot sewage treatment system is required.  If the project's 
design sewage flow is less than the site's Population Density Equivalent, a conventional 
subsurface sewage disposal system may be used, provided individual systems comply with the 
current design standards and no community sewerage system is available or accessible.  
 
The project site is located within Groundwater Management Zone I as defined by the SCDHS.  
Based on the requirements of Article 6, no more than 600 gallons may be discharged per acre on 
a daily basis within this zone.  The site acreage used for determining this Population Density 
Equivalent must not include wetlands, surface waters, or land in flood zones.  The subject site is 
18.60 acres in size and does not contain surface waters or wetlands.  Thus, the Population 
Density Equivalent (total allowable flow) on the subject site is calculated as: 
 

18.60 acres x 600 gallons/day/acre  =  11,160 gallons per day (gpd) 
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The project is expected to generate approximately 26,008 gallons per day (gpd).  This exceeds 
the total allowed by the SCDHS under its current regulations within Groundwater Management 
Zone I by 14,848 gallons per day, and as a result an on-site sewage treatment system or 
connection to a municipal sewerage system is required.   
 
Wastewater from this project is proposed to be conveyed to the Nassau County sewage collection 
district #3-P for conveyance to the Cedar Creek sewage treatment plant.  Correspondence from 
the Suffolk County Department of Public Works (SCDPW) (Appendix G) states that the Suffolk 
County Sewer Agency has no objections to the wastewater from the project going to the Nassau 
County sewer system.  According to Nassau County Department of Public Works website1, the 
Cedar Creek sewage treatment plant has approximately 14 million gallons per day (mgd) of 
available capacity (the plant treats approximately 58 mgd of sanitary wastewater, operating well 
below its permitted capacities of 72 mgd).  Preliminary discussions with Nassau County 
Department of Public Works (NCDPW) indicate that the applicant will be required to construct a 
pump station to accommodate a connection to the existing main located along Jericho Turnpike 
(see Appendix G).  Detailed plans are currently being prepared by the applicant and will require 
the review and approval of NCDPW.  As a result of the proposed off site sewer connection to the 
Nassau County Cedar Creek sewage treatment plant, hydrogeologic impacts related to sanitary 
recharge on site will not occur.   
 
The SONIR model was run to obtain the water budget which would result from the proposed 
project.  The model estimates that the site would result in a total on-site recharge of 12.60 MG/Y.  
The results of this analysis are presented in Appendix C-2.  There is a significant separation 
between ground surface and the regional water table to accommodate on-site recharge.  No 
impacts to hydrology with respect to groundwater recharge or flow direction are anticipated to 
result from the proposed project.   
 
Groundwater Quality 
Results of the SONIR model conducted for the proposed project estimate that the annual 
concentration of nitrogen in recharge is expected to be 1.10 mg/l.  This is a net decrease of 
approximately 62 percent from the nitrogen in recharge of 2.90 mg/l predicted under the existing 
site conditions.  As a result no impacts to groundwater resources are anticipated with respect to 
nitrogen in recharge as this concentration is significantly below the 10 milligram per liter (mg/l) 
nitrogen standard for drinking water.  Further, the project will remove the existing sanitary 
system.    
 
Stormwater impacts are not expected to be significant given the conformance of the project with 
the NURPS report, and compliance with NYSDEC SPDES GP-0-08-001 requirements for an 
erosion and sediment control plan, SWPPP, NOI and NOT, with respect to construction and 
operation of the project.  As a result, the use of catch basins and a recharge basin, sized and 
designed to capture runoff and recharge this to groundwater through the unsaturated sediments 
beneath the site, coupled with proper erosion and sediment control during construction and under 
post-construction, will ensure that stormwater impacts will not occur.  It is also noted that the site 
currently used as a horse farm and riding stable which results in the generation of a significant 

                                                 
1 http://www.nassaucountyny.gov/agencies/DPW/WasteWater.html 
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amount of manure and animal waste that increases nitrogen generated on the site.  Development 
of the proposed project will remove the existing site use and connect the site to the municipal 
sewer system.  This will ultimately reduce the amount of nitrogen discharged on-site resulting in 
improved groundwater quality. Prior to final site plan approval a Stormwater Pollution 
Prevention Plan must be approved per §170 of the Town of Huntington Town Code. 
 
 
Groundwater Management Plans 
 
Long Island Comprehensive Waste Treatment Management Plan 208 Study 
As discussed in Section 2.4.1 the subject property is located in Groundwater management Zone I 
which is characterized as a deep aquifer recharge area that acts as a primary source of water 
supply to the region.  The 208 Study presents several structural and non-structural 
recommendations for waste management within this zone to protect groundwater quality.  
Specifically the 208 Study recommends large lot development (1 dwelling/acre), a minimum 
sewering option for areas within nine or more persons (three or more dwelling units) per gross 
acre, the control of stormwater runoff to minimize the transport of potential groundwater 
contaminants, providing routine maintenance of on-site disposal systems and the reduced use of 
fertilizers on landscaped areas.  The development of the proposed project will comply with the 
relevant 208 Study recommendations.  Since the site development will result in of more than 
three dwelling units per gross acre (83 residential units over an 18.60 acre site).  The proposed 
project will be connected to an existing off-site municipal sewer system.  Consequently, no 
increase in nitrogen from sanitary waste will result from the project.  In addition, the proposed 
project will also provide stormwater runoff control facilities consisting of roadside catch basins 
that will collect surface runoff which will be diverted to an on-site recharge basin and 
stormwater pond feature for retention and discharge to the subsurface to recharge the underlying 
water table.  The maintenance of landscape vegetation will be in accordance with applicable laws 
and regulations which govern the use of fertilizer and pesticide products.  Specifically, Suffolk 
County has placed a countywide ban on application of all fertilizers between November 1 and 
April of each year; as this is a period in which the ground is likely to be too cold to absorb 
nutrients and thus could lead to increased leaching of nitrogen into groundwater and surface 
waters.  Additionally, it is a violation of Federal law to use any fertilizer or pesticide product in a 
manner inconsistent with its labeling.   
 
Special Groundwater Protection Area Plan 
The main purpose for establishing the Oyster Bay SGPA as it relates to the subject property is to 
provide the best available guidance concerned with the protection of groundwater through the 
development of a specific management program.  None of the specific recommendations issued 
in the Plan directly relate to the subject property.  However, the major objectives underlying the 
general recommendations of the Plan consist of maximizing the recharge of high quality 
groundwater to the aquifers and minimizing the pollutant loads from existing and future land use 
activities within the project area. 

 
In general, the plan suggests that in order to reduce contaminant loads, proper land use review 
for groundwater protection and waste treatment, as well as potential density reduction, more 
effective site plan review and the acquisition or preservation of critical parcels be used to 
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maintain and improve groundwater quality.  In addition, existing point or non-point sources 
should be minimized or eliminated and the establishment of new activities already associated 
with groundwater problems should be prevented.  

 
With regard to the proposed project, the site will require a change of zone to permit the 
development of a higher density project than what the current site zoning will allow.  However, 
the proposed project will be connected to the municipal sewer system for the disposal of sanitary 
wastes which will be transferred to an off-site facility outside of the Oyster Bay SGPA, thus 
resulting in increased groundwater protection.  However, it is recognized that the SGPA Plan 
does not provide any recommendations or relief with regard to increased development density 
for projects that are connected to municipal sanitary systems.  The project will also be reviewed 
by the Town of Huntington Town Board as well as the Planning Board, the Town of Oyster Bay 
Town Board and the Nassau County Department of Health.  These agencies review projects for 
design and conformance to groundwater protection measures incorporated into existing laws and 
review procedures.  This will act to ensure that development of the site will be in accordance 
with all applicable laws, rules and/or regulations governing improvement of the subject parcel.  
The site is located in the vicinity of existing preserved parkland (West Hills County Park).  It has 
not been proposed for preservation or acquisition.  The Applicant is not aware of any efforts to 
preserve the subject site.  Lastly, the proposed project will provide recharge facilities which will 
promote the recharge of stormwater in conformance with recommendations of the NURP study 
and consistent with agency review requirements.  Data and information contained in the NURP 
report indicate that attenuation of contaminants will occur in the underlying sediments, and 
impacts from stormwater are expected to be minimal.  Current requirements for a SWPPP will 
further ensure that stormwater impacts will be minimal, controlled and mitigated.  Landscape 
vegetation will include xeric-oriented flora, and landscaping will be maintained in accordance 
with applicable laws and regulations which govern the use of fertilizer and pesticide products 
and as a result will ultimately limit the use of fertilization for turf maintenance. 
 
With regard to policy considerations which recommends mandatory cluster zoning based on one 
residential structure per five acres, the intent of this recommendation was not directed toward a 
property such as the subject site.  The aim of this recommendation is clearly aimed toward larger 
parcels such as golf courses which typically are a minimum of 150 acres in area, upon which 
development would have a greater impact on groundwater resources (p. 2-6 of Koppleman, 
1992).  In addition, this recommendation is directed toward municipalities to rezone parcels 
within the SGPAs and the applicant is not aware of any effort or intention by the County to 
rezone the property which would result in five acre residential zoning.   
 
The recommendations established for the West Hills-Melville SGPA identify the site as being 
within an area that should be restricted to low density residential development to promote the 
Plan’s purpose of preserving and maintaining the quality of groundwater within the West Hills-
Melville SGPA.  However, development of the proposed project will preserve and maintain 
groundwater quality.  It will result in the removal of a horse farm facility which has been noted 
to possess point (on-site contamination identified in the environmental site assessment discussed 
in Section 2.2.1) and non-point (manure generated from the existing agricultural use) sources 
which have the potential for significant impacts to the groundwater.  In addition, the proposed 
project will be connected to the municipal sewer system and will result in the off-site disposal of 
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sanitary wastes outside of the West Hill-Melville SGPA.  Finally, on-site drainage will be 
maintained through the installation of system of catch basins which will discharge stormwater to 
the proposed on-site recharge basin.  The significant separation of groundwater from surface 
grade which ranges from 180 to 216 feet below ground surface is expected to sufficiently 
accommodate on-site recharge and allow for the attenuation of pollutants through the leaching 
process in unsaturated soils beneath the site. 
 
Town of Oyster Bay Aquifer Protection Overlay District 
The proposed project conforms to the requirements outlined in the APO District regulations for 
multi-family and non-residential uses.  As identified in Table 2-5, Aquifer Protection Overlay 
District Development Standards, the proposed project will result in significantly less disturbance 
of natural vegetation and permitted lot coverage than allowed for both the portion of the site 
within the Town of Oyster Bay, as well as for the site as a whole.  The site plan, provided in 
Pocket 1, shows the areas of existing natural vegetation compared with the locations of natural 
vegetation that will remain upon completion of the project.  Table 1-1 provides site coverages 
for the project site.   
 

TABLE 2-5 
APO DISTRICT DEVELOPMENT STANDARDS 

Lot Area 

Max. Permitted 
Disturbance of 

Natural Vegetation Proposed 

Maximum 
Permitted Lot 

Coverage Proposed 
Multifamily Portion: 30,000 SF plus 60% of 

lot area in excess of 1 acre 
Multifamily Portion: 22,000 SF plus 45% of 

lot area in excess of one acre 

Requirement 
Residential Portion:  14,000 SF plus 35% of 

lot area in excess of 20,000 SF 
Residential Portion:  6,000 SF plus 12% of 

lot area in excess of 20,000 SF 

Portion w/in Oyster 
Bay (1.377 Ac. 
Single Family & 
3.723 Ac 
Multifamily 

143,168 SF (3.29 Ac)
(42,000 SF Single 

Family + 101,168 SF 
Multifamily) 

1.59 Ac  
(Note: an additional 
2.21 acres previously 

cleared and 
therefore grand 

fathered) 

2.14 Ac 
(18,000 SF Single 

Family + 75,376 SF 
Multifamily) 

1.62 Ac 

Total Site  
(1.37 Ac Single 
Family, 17.27 Ac 
Multifamily) 

497,233 SF  
(11.41 Ac) 

(42,000 SF Single 
Family + 455,232 SF 

Multifamily) 

6.82 Ac   
(Note:  8.49 acres 
previously cleared 

and therefore grand 
fathered) 

8.24 Ac 
(18,000 SF Single 
Family + 340,924 
SF Multifamily) 

6.25 Ac 

 
The project site will not dispose of, store, create, manufacture or treat any hazardous material 
other than the storage of such material in sealed containers for normal household use.   
 
More than 60 percent of the plant material for revegetation of the project site (excluding 
hydroseeded areas) will utilize native species, which are known to require minimal fertilizers, 
pesticides, herbicides and water usage (see Landscape Plan in Pocket 2).   
 
BMPs that will be utilized for the proposed project include the following: 
 

• Irrigation systems will be designed to minimize water consumption.  Rain gauges and/or 
drip irrigation will be used to achieve this objective. 

 Page 2-33 



• Landscape plantings will consist of water-efficient and drought tolerant native or other 
vegetative species that are adapted to minimal irrigation and are resistant to disease and 
pest infestations. 

• Turf areas will be minimized. 
• Planting designs will group plants according to their water requirements for efficient 

irrigation. 
 
 
Nationwide Urban Runoff Program 
The description of the NURP report identified in Section 2.4.1 presented data from drainage 
areas analyzed under that study.  The proposed project is relatively consistent with one of the 
land use study drainage areas (the Syosset medium density residential area) and therefore it is 
anticipated that the conclusions reached in the NURP study for this area will be similar to what is 
expected for the proposed project.  The relevant findings and conclusions for these areas are 
presented below. 
 
Based upon information presented in the NURP Study stormwater recharge volumes are not 
anticipated to contain significant concentrations of pollutants due to the following reasons: 
 

• The study found that storm water runoff concentrations of most of the inorganic chemical 
constituents for which analyses were performed were generally low and in most cases, fell 
within the permissible ranges. 

 
• In general, with the exception of lead and chloride, the concentrations of inorganic chemicals 

measured in storm water runoff do not have the potential to adversely affect groundwater 
quality. 

 
• The number of coliform and fecal streptococcal indicator bacteria in stormwater range from 

100 MPN to 1010 MPN per acre per inch of precipitation. 
 
• Coliform and fecal streptococcal indicator bacteria are removed from stormwater as it 

infiltrates through the soil. 
 

As discussed previously the project site is located within Hydrogeologic Zone I which is a deep 
aquifer recharge area and is a primary source of public water supply.  However, the depth to 
water underlying the developed portions of the site ranges from 180 to 216 ft below surface 
grade.  This provides a large unsaturated zone through which recharge can percolate prior to 
reaching the water table and will result in the attenuation or filtration of potential pollutants.  
Therefore, the proposed project is in conformance with the applicable recommendations of the 
NURP Study in regard to the proposed stormwater recharge system and no significant adverse 
stormwater impacts are anticipated. 
 
 
2.4.3 Proposed Mitigation 
 

• Future grading and drainage for the proposed project will retain all stormwater generated on the 
subject property on-site to eventually be discharged to the proposed pond and recharge basin.  
Should the Town or State determine that the potential for depletion of runoff to the off-site 
wetlands is undesirable; the stormwater drainage system could be designed to allow for water 
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quality treatment of stormwater prior to overflow into the off-site wetland, in accordance with 
techniques approved by the NYSDEC and included in the NYSDEC Stormwater Manual.  This is 
not expected to be necessary given the wetland parcel is owned by New York State and utilized 
as a recharge basin receiving stormwater from Jericho Turnpike. 

• Overall, development of the proposed project requires that the on-site drainage system be capable 
of accommodating a 9 inch rainfall event as well as a capacity to collect and recharge 287,643 
Cubic Feet (CF) of stormwater generated on-site.  The on-site drainage system will be designed to 
accommodate approximately 300,000 CF of stormwater run-off which exceeds the required 
capacity by 12,357 CF. 

• The SONIR model was run to obtain the water budget which would result from the proposed 
project.  The model estimates that the site would result in a total on-site recharge of 12.60 MG/Y.  
There is a significant separation between ground surface and the water table to accommodate on-
site recharge.  No impacts to hydrology with respect to groundwater recharge or flow direction 
are anticipated to result from the proposed project.   

• The project will result in the removal of the existing sanitary system on the site.   
• It is also noted that the site currently used as a horse farm and riding stable which results in the 

generation of a significant amount of manure and animal waste that increases nitrogen generated 
on the site.  Development of the proposed project will remove the existing site use and will be 
connected to the municipal sewer system.  This will ultimately reduce the amount of nitrogen 
discharged on-site resulting in improved groundwater quality. 

•  The project will comply with NYSDEC SPDES GP-0-08-001 requirements for an erosion and 
sediment control plan, SWPPP, NOI and NOT, with respect to construction and operation of the 
project.   

• The proposed project will be connected to the municipal sewer system and all sanitary waste will 
be conveyed off-site for treatment and disposal.  In addition, the proposed project will also 
provide stormwater runoff control facilities consisting of roadside catch basins that will collect 
surface runoff which will be diverted to an on-site recharge basin and pond feature for retention 
and eventual recharge of the underlying water table.  Also the maintenance of landscape 
vegetation will be in accordance with applicable laws and regulations which govern the use of 
fertilizer and pesticide products. 

• In order to protect the quality of groundwater, efforts will be made to limit the acreage of 
fertilized landscaping to the greatest extent possible.   

 
 
2.5 Ecological Resources 
 
2.5.1 Existing Conditions 
 
The property has been subject to field inspection and review of its ecological character.  The 
subject site is currently utilized as a horse farm and woodcarving business with various 
buildings, corrals, stables and parking areas throughout the northern portion of the property.  The 
southern portion of the site is primarily wooded, with horse trails that traverse through the 
property.  No endangered species have been identified in association with the subject property.   
 
A freshwater wetland exists adjacent to the subject property in the northwest corner.  Review of 
NYSDEC Freshwater Wetland Maps verified that a wetland designated H-29 is located adjacent 
to the northeast corner of the property.  Figure 2-5 provides a portion of the Huntington 
Quadrangle on which the NYSDEC Freshwater Wetlands Maps are based to illustrate the 
location of wetland H-29.  This wetland is a natural feature common in the neighborhood and has 
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been modified to function as a detention area for runoff from Jericho Turnpike.  A headwall 
where road runoff is directly piped into the wetland is visible on the north side of the feature.  
This basin appears to be shallow and has a fluctuating surface water level, but has thus far been 
observed to contain standing water throughout the year.  The surface water perimeter is fringed 
by saturated soils which support wetland indicator species, such as jewelweed, sedges, silver 
maple and swamp loosestrife.  However, the quality of this wetland is significantly reduced, as 
its primary function is to directly receive large, untreated quantities of stormwater runoff from 
roadways within its drainage area.  Based on inspection of the wetland by NP&V in 2006 and 
2008, the wetland does not appear to be unique, is in fairly poor condition, and is not expected to 
serve as a significant habitat for wildlife.   
 
The wetland boundary was delineated by Nelson, Pope & Voorhis on July 28, 2006 and 
incorporated onto the survey of the property.  The western boundary of the wetland was further 
delineated in accordance with U.S. Army Corps of Engineers (COE) methodology on May 1, 
2008.  COE methodology incorporates the use of vegetation analysis, hydrology and soils to a 
minimum depth of 18 inches.  The ACOE delineation methodology confirmed the presence of 
wetland hydrology (surface water), hydric soils and wetland vegetation within the wetland.  The 
western boundary of the wetland was determined to be consistent with the previous wetland 
delineation conducted by NP&V in 2006 and no need for modification of the previous boundary 
line was found to be necessary.  Field data sheets (Routine Onsite Determination Method Forms) 
from the COE methodology wetland delineation are located within Appendix D.   
 
Vegetation 
The site is primarily wooded, but buildings and other unvegetated areas associated with the horse 
farm occur in the northern portion of the site.  These unvegetated areas comprise approximately 
7.97 acres (43 percent) of the subject property.  In the northeast corner of the site, only 
approximately 3,800 SF (0.09 ac) within the 21,000 SF (0.48 ac) wetland adjacent area on the 
property is currently vegetated.  The remaining adjacent area is presently unvegetated and 
utilized as a fenced exercise area for the horses residing on the property.  The natural 
environment consists of mature coastal oak-hickory forest, which is concentrated in the southern 
portion of the property.  The aerial photograph in Figure 1-2 illustrates the forested habitat areas 
identified on the subject property.  Table 2-6 identifies the acreage of each habitat on the subject 
site.  The descriptions provided in this section are a result of field inspections conducted during 
November 2006 and a tree survey conducted in December 2008.   
 

TABLE 2-6 
EXISTING HABITAT QUANTITIES 

Habitat Quantities Acres Percent 
Coastal Oak-Hickory Forest 10.16 54.5% 
Unvegetated 7.97 42.7% 
Buildings 0.52 2.8% 
TOTAL 18.65 100.0% 
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As defined by Reschke (1990), Coastal Oak-Hickory Forest is:  
 

“a hardwood forest with oaks (Quercus spp.) and hickories (Carya spp.) codominant that occurs 
in dry well-drained, loamy sand of knolls, upper slopes, or south-facing slopes of glacial 
moraines of the Atlantic Coastal Plain.  The forest is usually codominated by two or more species 
of oaks, usually white oak (Q. alba), black oak (Q. velutina) and chestnut oak (Q. montana).  
Scarlet oak (Q. coccinea) is also a common associate.  Mixed with the oaks, usually at moderate 
densities, are one or more of the following hickories: pignut (Carya glabra), mockernut (C. 
tomentosa), and sweet pignut (C. ovalis).  These hickories can range from nearly pure stands to 
as little as about 25 percent cover.  There is typically a subcanopy stratum of small trees and tall 
shrubs including flowering dogwood (Cornus florida) and highbush blueberry (Vaccinium 
corymbosum).  The shrublayer and groundlayer flora may be diverse.  Common low shrubs 
include maple-leaf Viburnum (Viburnum acerifolium), blueberries (Vaccinium angustifolium, V. 
pallidum) and huckleberry (Gaylussacia baccata).  Characteristic groundlayer herbs are Swan’s 
sedge (Carex swanii), panic grass (Panicum dichotomum), poverty grass (Danthonia spicata), 
cow-wheat (Melampyrum lineare), spotted wintergreen (Chimaphila maculata), rattlesnake weed 
(Hieracium venosum), white wood aster (Aster divaricatus), false Solomon’s seal (Smilacina 
racemosa), Pennsylvania sedge (Carex pensylvanica), and white goldenrod (Solidago bicolor).” 
Reschke (1990), 

 
The forested habitat on site occupies approximately 10.16 acres (54.5 percent) of the subject 
property.  Sweetgum, scarlet oak, white oak and mockernut hickory dominate the tree canopy 
while spicebush is the predominant understory species.  Other associated native canopy 
vegetation observed on site includes saplings and mature specimens of black oak, pin oak, sugar 
maple, tulip, black cherry, sassafras, white pine, as well as invasive tree species such as Norway 
maple, amur maple and black locust.  Observed shrub vegetation includes native spicebush, 
mapleleaf viburnum, arrowwood, raspberry and shadbush, as well as invasive species such as 
multiflora rose, wineberry and Autumn olive.  Native vines and ground cover vegetation 
observed on site includes poison ivy, common greenbrier, Christmas fern and lady fern, as well 
as invasive English ivy, Asiatic bittersweet, porcelain berry, garlic mustard, field garlic, Japanese 
knotweed and mugwort.   
 
A tree survey was completed in December 2008 to determine the average density of existing 
large diameter trees on the property.   This tree survey also served to update the current limit of 
woodland vegetation on the property, particularly in the northwest and northeast corners of the 
site.  Three (3) plots approximately 100’ x 100’ in dimension were established with all tree 
specimens of at least 8” Diameter at Breast Height (DBH) recorded.  Based upon field 
inspections and aerial photographs, all plots were located in areas which are relatively 
undisturbed and most representative of the coastal oak-hickory woodland conditions on site in 
order to determine average density.  Plot 1 was located adjacent to Plainville Road in the 
southwest corner of the site.  Plot 2 was centrally located within the southern portion of the 
woodland on the property, approximately 450 feet east of Plainville Road and approximately 80 
feet north of the southern property line.  Plot 3 was located in the southeast corner of the 
property, approximately 15 feet north of the southern property line.  The Tree Study for 
Property in Pocket 3 shows the locations of Plots 1, 2 and 3.  Table 2-7 presents a listing of the 
trees with a DBH of 8” and greater recorded within each plot.   
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Within Plot 1, thirty-five (35) trees with a DBH of 8” or greater were recorded and collectively 
resulted in an average DBH of 12.3”.  Within Plot 2, twenty-two (22) trees of minimum 8” DBH 
were recorded and yielded an average DBH of 14.8”.  Within Plot 3, thirty-one (31) trees of 
minimum 8” DBH were located and averaged 15.2” DBH.  Based upon this information, we can 
extrapolate an average tree density of ±128 trees per acre within the woodland areas of the 
property, and an average tree diameter of 14”.   
 
Each of the tree plots were predominantly shallow sloped (0 to 10%), but contained some steeper 
areas characteristic of the natural portions of the property.  Plot 1 contained the steepest 
topography (ranging from 25 to 100% slopes at its northern extent); Plot 2 was generally shallow 
sloped, while Plot 3 contained some steeper areas ranging from 10 to 20% within its lower half.  
Sweetgum was found to be the most abundant canopy species within this portion of the site.  
Spicebush is most common within the relatively open and diverse understory, which also 
includes various tree saplings, shrubs, vines and ferns as indicated above.  Field observations 
reveal trees on the property and throughout each of the plots to be in good health.   
 
While the site maintains a fairly large area of woodland, this woodland is not pristine, given the 
fragmentation of the habitat by trails, buildings and the current level of existing development 
surrounding the property.  The wooded areas on the property contain a variety of invasive plant 
species, particularly along the woodland edges and in the northern half of the property.  The 
woodland in the central portion of the property has drastically reduced understory vegetation due 
to farm operations and trail use, whereas the woodland in the southern most portion of the 
property is comparably less disturbed and is therefore comprised of more complex vegetation 
structure.  Retaining some natural area, particularly adjacent to the off-site wetland and off-site 
woodland for the purpose of maintaining a wetland buffer and wildlife corridor would be a 
positive feature of any future development.   

 
No rare, threatened or endangered plants were observed on site or are known to occur on the 
subject property.  Table 2-8 is a list of plant species found on site or expected to be on site given 
the habitat present.  This list is not meant to be all-inclusive but was prepared as part of field 
inspections to provide a detailed representation of what is found on site.  Additional species 
listed, but not directly observed on the property, are species which have been known by NP&V 
to commonly occur in similar habitats on Long Island.  Care was taken to identify any species 
that might be unusual for the area.   
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TABLE 2-7 
TREE SURVEY DATA 

Plot #1 
Tree ID 

Circum- 
ference DBH Condition

Plot #2 
Tree ID 

Circum- 
ference DBH Condition

Plot #3 
Tree ID 

Circum- 
ference DBH Condition

1 38" 12" Good 36 25" 8" Good 58 75" 24" Good
2 25" 8" Good 37 94" 30" Good 59 25" 8" Good
3 38" 12" Good 38 25" 8" Good 60 25" 8" Good
4 50" 16" Good 39 50" 16" Good 61 50" 16" Good
5 25" 8" Good 40 25" 8" Good 62 50" 16" Good
6 38" 12" Good 41 75" 24" Good 63 75" 24" Good
7 50" 16" Good 42 50" 16" Good 64 75" 24" Good
8 50" 16" Good 43 38" 12" Good 65 38" 12" Good
9 25" 8" Good 44 38" 12" Good 66 25" 8" Good
10 38" 12" Good 45 50" 16" Good 67 38" 12" Good
11 38" 12" Good 46 50" 16" Good 68 38" 12" Good
12 38" 12" Good 47 50" 16" Good 69 75" 24" Good
13 38" 12" Good 48 38" 12" Good 70 25" 8" Good
14 25" 8" Good 49 75" 24" Good 71 50" 16" Good
15 38" 12" Good 50 25" 8" Good 72 75" 24" Good
16 38" 12" Good 51 38" 12" Good 73 38" 12" Good
17 25" 8" Good 52 50" 16" Good 74 38" 12" Good
18 25" 8" Good 53 25" 8" Good 75 38" 12" Good
19 25" 8" Good 54 38" 12" Good 76 38" 12" Good
20 38" 12" Good 55 50" 16" Good 77 75" 24" Good
21 38" 12" Good 56 38" 12" Good 78 75" 24" Good
22 25" 8" Good 57 75" 24" Good 79 25" 8" Good
23 38" 12" Good Average 46.5" 14.8" --- 80 38" 12" Good
24 113" 36" Good 81 75" 24" Good
25 38" 12" Good 82 50" 16" Good
26 38" 12" Good 83 38" 12" Good
27 38" 12" Good 84 25" 8" Good
28 50" 16" Good 85 75" 24" Good
29 38" 12" Good 86 38" 12" Good
30 50" 16" Good 87 25" 8" Good
31 38" 12" Good 88 50" 16" Good
32 75" 24" Good Average 47.7" 15.2" ---
33 25" 8" Good
34 25" 8" Good
35 25" 8" Good

Average 38.8" 12.3" ---

 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Circumference DBH
43.9" 14.0"

Total Average
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TABLE 2-8 
PLANT SPECIES LIST 

 Trees 
* amur maple Acer ginnala [i] 
* Norway maple Acer platanoides [i] 
* red maple Acer rubrum 
* silver maple Acer saccharinum 
* sugar maple Acer saccharum 
* mountain maple Acer spicatum 
 black birch Betula lenta 
 gray birch  Betula populifolia 
 pignut hickory  Carya glabra 
 sweet pignut Carya ovalis 
* mockernut hickory Carya tomentosa 
 flowering dogwood  Cornus florida [p] 
* red cedar  Juniperus virginiana 
* sweetgum  Liquidambar styraciflua 
* tulip poplar  Liriodendron tulipifera 
* white pine Pinus strobus 
* black cherry  Prunus serotina 
* white oak  Quercus alba 
* scarlet oak  Quercus coccinea 
 chestnut oak  Quercus montana 
* pin oak  Quercus palustris 
 northern red oak  Quercus rubra 
* black oak Quercus velutina 
* black locust  Robinia pseudoacacia [i] 
* sassafras  Sassafras albidum 
 

Shrubs and Vines 
* shadbush Amelanchier canadensis 
* porcelain berry Ampelopsis brevipedunculata [i] 
* Asiatic bittersweet  Celastrus orbiculatus [i] 
* Autumn olive Elaeagnus umbellata [i] 
 black huckleberry Gaylussacia baccata 
* English ivy Hedera helix [i] 
* spicebush Lindera benzoin 
* honeysuckle Lonica spp. 
 Virginia creeper  Parthenocissus quinquefolia 
* multiflora rose  Rosa multiflora [i] 
* wineberry Rubus phoenicolasius [i] 
* black raspberry Rubus occidentalis 
 common dewberry  Rubus flagellaris 
* common greenbrier  Smilax rotundifolia 
* poison ivy  Toxicodendron  radicans 
 lowbush blueberry Vaccinium angustifolium 
 high bush blueberry Vaccinium corymbosum 
* maple-leaved viburnum Viburnum acerifolium 
* arrowwood Viburnum dentatum 
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Herbaceous Species 
* garlic mustard Alliaria petiolata [i] 
* field garlic Allium vineale 
* common mugwort Artemisia vulgaris [i] 
 white wood aster Aster divericatus 
* Lady fern Athyrium filix-femina [p] 
 Pennsylvania sedge Carex pensylvanica 
 swan’s sedge Carex swanii 
 spotted wintergreen Chimaphila maculata [p] 
 poverty grass Danthonia spicata 
* cleavers Gallium aparine 
 rattlesnake weed Hieracium venosum 
* jewelweed Impatiens capensis 
 Canada mayflower Maianthemum canadense 
 cow-wheat  Melampyrum lineare 
 panic grass Panicum dichotomum 
 pokeweed  Phytolacca Americana 
* Japanese knotweed Polygonum cuspidatum [i] 
* Christmas fern  Polystichum acrostichoides [p] 
 false Soloman's seal Smilacina racemosa 
* bittersweet nightshade Solanum dulcamara  

 
*  Species identified on site during field visits by NPV Staff. 
 [i]  NYS invasive species (no legal status) 
[p] NYS exploitably vulnerable protected plant 

 
Wildlife 
Several wildlife species were observed on site, and it is expected that the property should support 
a number of wildlife species common to suburban and forested habitats, particularly those that 
are tolerant of human activity.  Species that avoid humans, and/or those that are sensitive to 
development are unlikely to inhabit the site and are not expected to be abundant in the 
surrounding areas.   
 
Birds - Avian species which might be expected on the property include a variety of woodpeckers, 
wrens, titmice, nuthatches, kinglets, thrushes, creepers, flycatchers, swallows, warblers, corvids, 
thrashers, orioles and blackbirds, doves, starling, grosbeaks, finches, towhees, juncos, and 
sparrows.  During the warmer months, a variety of warblers may also migrate into the area.  
Game birds such as the ring-necked pheasant, ruffed grouse and bobwhite are less likely to be 
present.  Owls and raptors may have limited opportunities for hunting on the property due to tree 
canopy which covers much of the site, but limited numbers may transiently utilize the property.  
During field visits in November 2006, observed avian species included the following: black-
capped chickadees, mourning doves, wrens, Eastern towhees, song sparrows, English sparrow, 
downy woodpecker, white-breasted nuthatch and golden-crowned kinglet.  Data from the New 
York State Breeding Bird Atlas for the census block which contains the site was obtained from 
the New York State Department of Environmental Conservation (Appendix E-1).  This study 
surveyed the entire State by 25 km² census blocks over a five year period (2000 to 2005) to 
determine the bird species which breed within the State.  Most of the species listed by the DEC 
breeding bird survey are likely to be found on site, with the exception of species common to 
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habitats not found on site.  No unique species are expected given the on-site and adjacent 
development, roadways and intrusive use conditions.  Further details regarding individual 
species are provided in Appendix E-2.   
 
The site and surrounding area are suitable for use by raptor and owl species for hunting, and may 
breed in the coastal oak-hickory forest found on site.  Owls and raptors prey primarily on small 
mammals, which are likely to be abundant in the area.  Most raptors prefer to nest in high, 
forested areas near open areas that are suitable for hunting.  Most avoid humans, but more 
common species, such as the red-tailed hawk, may utilize the woodland on or adjacent to the site 
for nesting.  The red-tailed hawk is relatively tolerant of humans and may be found in suburban 
areas and city parks (Bent, 1961; Andrle and Carroll, 1988).  This species is fairly common on 
Long Island and is likely to utilize the site.   
 
Table 2-9 is a list of the bird species observed or expected on site given the habitats present; it is 
based upon the field investigation conducted by NP&V during November of 2006.     
 

TABLE 2-9 
BIRD SPECIES LIST 

 
  long-eared owl Asio otus 
  cedar waxwing Bombycilla cedrorum 
  great horned owl Bubo virginianus 
  red-tailed hawk Buteo jamaicensis 
  northern cardinal Cardinalis cardinalis 
  American goldfinch Carduelis tristis 
  house finch Carpodacus mexicanus 
  veery Catharus fuscescens 
  hermit thrush Catharus guttatus 
  brown creeper Certhia familiaris 
  yellow-billed cuckoo Coccyzus americanus 
  black-billed cuckoo Coccyzus erythropthalmus 
  northern flicker Colaptes auratus 
  rock pigeon Columba livia  
  Eastern wood-pewee Contopus virens 
  American crow Corvus brachyrhynchos 
  blue jay Cyanocitta cristatta 
  chestnut-sided warbler Dendroica pensylvanica 
  yellow warbler Dendroica petechia 
  gray catbird Dumetella carolinensis 
  Acadian flycatcher Empidonax virescens 
  common yellowthroat Geothlypis trichas 
  barn swallow Hirundo rustica 
  wood thrush Hylocichla mustelina 
  Baltimore oriole Icterus galbula 
  Northern (dark-eyed) junco Junco hyemalis 
  Eastern screech owl Megascops asio 
  red-bellied woodpecker Melanerpes carolinus 
 * song sparrow Melospiza melodia 
   northern mockingbird Mimus polyglottus 
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  brown-headed cowbird Molothrus ater 
  great-crested flycatcher Myiarchus crinitus 
 *  black-capped chickadee Parus atricapillus 
  tufted titmouse Parus bicolor 
 * house sparrow Passer domesticus 
  rose-breasted grosbeak Pheucticus ludovicianus 
  American woodcock Philhela minor 
 * downy woodpecker Picoides pubescens 
  hairy woodpecker Picoides villosus 
 * rufous-sided (eastern) towhee Pipilo erythrophthalmus 
  scarlet tanager Piranga olivacea 
  blue-grey gnatcatcher Polioptila caerulea 
  common grackle Quiscalus quiscula 
  ruby-crowned kinglet Regulus calendula 
 * golden-crowned kinglet Regulus satrapa 
  ovenbird Seiurus aurocapilla 
 * white-breasted nuthatch Sitta carolinensis 
  yellow-bellied sapsucker Sphyrapicus varius 
  chipping sparrow Spizella passerina 
  field sparrow Spizella pusilla  
  European starling Sturnus vulgaris 
  brown thrasher Toxostoma rufum 
 * house wren Troglodytes aedon 
  American robin Turdus migratorius 
  blue-winged warbler Vermivora pinus 
  yellow throated vireo Vireo flavifrons 
  red-eyed vireo Vireo olivaceus 
 *   mourning dove Zenaida macroura 
 

*  Species identified on site during field visit by NPV Staff. 
 
Mammals - A variety of small mammals would also be expected and include the eastern 
chipmunk, house mouse, white-footed mouse, Norway rat, eastern mole, masked shrew and 
meadow vole.  Of the larger mammals, the Virginia opossum, fox and raccoon would also be 
expected to utilize the property, although in somewhat lesser numbers than smaller mammals.  
The white tail deer may be present in limited numbers in the general area, however no sign was 
observed.  Several bat species may also be present on-site and in the general area.   
 
Table 2-10 is a list of the mammal species that are expected to occur in the study area because of 
existing conditions on site and in the surrounding area.  This list is not meant to be all-inclusive 
but is intended to provide a list of the most common species.   
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TABLE 2-10 

MAMMAL SPECIES LIST 
 
  short-tailed shrew Blarina breuicauda 
  Virginia Opossum  Didelphis virginiana 
  big-brown bat  Eptesicus fuscus  
  silver-haired bat Lasionycteris noctivagans 
  hoary bat  Lasiurus cinereus 
  house mouse Mus musculus 
  meadow vole Microtus pennsylvanicus 
  long-tailed weasel Mustela frenata 

 little-brown bat Myotis lucifugus 
 Keen's Bat  Myotis septentrionalis 
 white-tailed deer Odocoileus virginianus 

  white-footed mouse Peromyscus leucopus 
  Eastern pipistrelle Pipistrellus subflavus 
  raccoon Procyon lotor  
  Norway rat Rattus norvegicus 
  Eastern gray squirrel Sciurus carolinensis 
  eastern cottontail Sylvilagus floridanus 
  eastern mole Scalopus aquaticus 
  masked shrew Sorex cinereus 
  Eastern chipmunk Tamis striatus 

 red fox Vulpes vulpes   
 
 
Reptiles and Amphibians - The site would be expected to support a limited number of species and 
population of reptiles and amphibians.  Many species of amphibians prefer moist woodlands and 
require areas of ponded water for breeding.  Although no wetlands occur on the property, a 
recharge basin containing standing water occurs adjacent to the northeast corner of the site and 
therefore increases the potential for a number of amphibians to potentially utilize the adjacent 
uplands on the subject property.   
 
The red-backed salamander is the most common salamander on Long Island, and is highly 
terrestrial.  It prefers a dry woodland habitat with plenty of leaf litter and fallen logs to forage for 
insects (Bishop, 1943), and generally lays its eggs in clumps on damp logs or moss (Conant and 
Collins, 1991).  The marbled salamander is a mole salamander of special concern species which 
breeds in late fall within sheltered depressions or temporary pools. The eggs hatch in winter or 
following pond filling with rain or snow melt and juveniles emerge in late spring.   
 
Several species of reptiles are found on Long Island in a variety of upland habitats, including the 
eastern garter snake and eastern milk snake (Wright, 1957).  The garter snake and eastern milk 
snake prefer moist soils and are most common near wetlands and in mesic woodlands (Behler 
and King, 1979), but will utilize a variety of habitats.  The garter snake is tolerant of humans 
and may be common in suburban areas (Conant and Collins, 1991).  These snakes are all 
colubrid snakes, which feed on whole animals such as worms, insects or small amphibians 
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(Behler and King, 1979).  The larger milk snake will also take small rodents and birds (Conant 
and Collins, 1991). 
 
Table 2-11 presents a list of amphibian and reptile species that might occur on site given the 
existing habitat(s).  This list is not intended to be all-inclusive but provides a detailed 
representation of what is or is likely to be found on-site.  In addition, further information 
regarding these species can be found in Appendix E-3. 
 

TABLE 2-11 
AMPHIBIAN AND REPTILE SPECIES LIST 

 
 Amphibians 
 spotted salamander Ambystoma maculatum 
 marbled salamander Ambystoma opacum [s] 
 spring peeper  Hyla crucifer 
 red-backed salamander Plethodon cinerus  
 red-spotted newt Notophthalmus viridescens 

 
 Reptiles 
 northern ringneck snake Diadophis punctatus 
 eastern milk snake Lampropeltis triangulum 
 northern brown snake Storeria dekayi 
 common garter snake Thamnophis sirtalis 

 
 [s]  NYSDEC special concern species 

 
Rare and Endangered Species/Unique Habitat Potential 
No rare, threatened or endangered plants or animal species of evidence of any such species were 
observed on site.  The N.Y. Natural Heritage Program (ECL 9-1503) was contacted to determine 
if there is any record of rare plants or wildlife in the vicinity.  In a correspondence letter dated 
September 10, 2007, the Program indicated that they have “no records of known occurrences of 
rare or state-listed animals or plants, significant natural communities, or other significant 
habitats, on or in the immediate vicinity” of the subject property.  Appendix E-3 includes a copy 
of the correspondence received from the N.Y. Natural Heritage Program.   
 
Christmas fern and lady fern are "exploitably vulnerable" species that are common in Long 
Island natural habitats and which were observed within the coastal oak-hickory forest on the 
property.  "Exploitably vulnerable" plants are species which are not currently threatened or 
endangered, but which are commonly collected for flower arrangements or other uses.  Under 
ECL 1503.3, no person may "knowingly pick, pluck, sever, damage by the application of 
herbicides or defoliants or carry, without the consent of the owner thereof, protected plants" 
(NYSDEC, 1975).  As per this section of the ECL the project sponsor (i.e. owner) would not be 
restricted in utilizing the site for the intended purpose.  Therefore, the presence of protected 
plants would not restrict use of the site under the NYS Environmental Conservation Law. 
 
Due to the proximity of the adjacent wetland, the habitat on the site is potentially suitable for use 
by the marbled salamander, a species listed as a special concern within New York State.  Special 
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concern species are native species which are not recognized as endangered or threatened, but for 
which there is documented concern about their welfare in New York State as a whole.  Unlike 
threatened or endangered species, species of special concern receive no additional legal 
protection under New York Environmental Conservation Law Section 11- 0535.  This category 
is intended to enhance public awareness of those species which deserve additional attention. 
According to the NYS Amphibian and Reptile Atlas (1999-2007), there have been no reported 
occurrences of the marbled salamander within Nassau County or in the general vicinity of the 
subject property in Suffolk County.  Therefore, although there may be suitable habitat on the 
property, this species is not legally protected and the lack of observations of this species in the 
area supports the findings that no impacts to the species are expected as a result of the project.    
 
 
2.5.2 Anticipated Impacts 
 
Vegetation Impacts 
The impacts to the ecological resources of a project site are generally a direct result of clearing 
of natural vegetation, increase in human activity and associated wildlife stressors, and the 
resulting loss and fragmentation of wildlife habitat.  The development will require the clearing of 
approximately 6.82 acres (37 percent) of the existing natural vegetation on site.  In accordance 
with the Town Code of Oyster Bay, a Tree Study for the property (see Pocket 3) indicating the 
density of existing large trees eight (8) inches in caliper and larger has been prepared and depicts 
the existing limit of mature trees on the property.  As a result of the proposed clearing activities, 
the majority of mature trees to be removed occur in the central and southern portions of the 
property.  However, several trees will be retained within the approximately 3.34 acres of 
woodland proposed to remain in the northwest corner of the property (±0.14 acres), along the 
eastern site boundary (±1.59 acres), and along the backyards of buildings 11-13 (±1.61 acres).   
The Condo Owners Association will restrict any further development on those portions of the 
site, thereby ensuring permanent protection of these areas. 
 
In the northeast corner of the site, there would not be any additional clearing within the wetland 
adjacent area, and the proposed project would maintain a minimum limit 80 feet from the 
wetland for any proposed grading or clearing related to construction activities, and subsequently 
revegetate existing exposed soil and newly disturbed areas within 100 feet of the wetland 
boundary.  Native trees and shrubs will additionally be supplementally planted within the 
currently barren understory and unvegetated areas in the northeast and northwest corners of the 
site (see Landscape Plan in Pocket 2).  The proposed plantings, as well as any disturbance or 
creation of a pond overflow to the wetland will be subject to obtaining a NYSDEC Article 24 
permit.  Based upon the watershed study conducted for the project (see Section 2.4.2), it is 
anticipated that there will be reduced overland flow to the existing recharge basin as a result of 
the stormwater infrastructure proposed for the project.  Although the recharge basin will still 
receive direct flow of stormwater runoff from Jericho Turnpike, it is likely that this basin will 
capture and retain less water than prior to implementation of the proposed project.   As a result, it 
can be expected that the emergent and woody wetland vegetation community within this basin 
may expand as the water surface area recedes, ultimately transforming the feature into a shrub 
swamp and eventually a forested swamp vegetation community.   
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The changes in habitat quantities are listed below in Table 2-12: 
 

TABLE 2-12 
CHANGE IN HABITAT QUANTITIES 

Change in Habitat 
Quantities 

Existing 
Acres 

Existing 
Percent 

Future 
Acres 

Future 
Percent 

Change in 
Acres 

Coastal Oak-Hickory Forest 10.16 54.5% 3.34* 17.90% 6.82(-) 
Unvegetated 7.97 42.7% -- -- 7.97(-) 
Roads, Buildings, Paved 
Surfaces 

0.52 2.8% 6.25 33.51% 5.73(+) 

Landscaped -- -- 7.16 38.39% 7.16(+) 
Other (Recharge Basin, Pond) -- -- 1.90 10.19% 1.9(+) 
TOTAL 18.65 100.0% 18.65 100% ------ 

* Includes 1.1 acres to be  supplemented with native vegetation and remain natural 
 
The habitat on site is not unique or sensitive, particularly in view of the fragmentation of habitat, 
the current level of existing site disturbance, adjacent roadways and resultant noise and activity, 
the surrounding residential development with domestic pet intrusion and other activity in the 
area.  The planned development includes retention of approximately 14 percent of the site in 
natural woodland vegetation and overall, 50 percent of the site will either remain natural, be 
established with natural vegetation or will be landscaped.  As a result, the site will continue to 
provide some natural habitat, as well as landscape habitat.  Given the lack of site sensitivity, and 
the planned retention of natural and landscaped areas, no significant adverse impacts to 
vegetation or habitat are expected. 
 
There are no known rare, threatened or endangered species on or in the immediate vicinity of the 
subject property.  Exploitably vulnerable species are protected primarily because they are 
indiscriminately collected, rather than due to rarity within the State.  The presence of these plants 
would not preclude development of the site, as a property owner is permitted to remove 
exploitably vulnerable plant species from a site.  The existing woodland habitat on site is 
somewhat fragmented due to the on-site activities and off-site influences.  Regional and local 
impacts will be negligible, as the quantity of woodland vegetation to be removed is relatively 
small in size and nearly 14 percent of the natural vegetation will be retained. 
 
Wildlife Impacts 
The majority of habitat on the property is native woodland which is bisected by trails for the 
associated horse farm.  Additionally, the property is surrounded by residential development.  
Additionally, based on field inspections of the property, no special concern or rare species were 
observed and the property is not expected to act as a refuge for rare native flora or fauna.  The 
proposed project will favor those wildlife species that prefer edge and suburban habitats and 
those that are tolerant of human activity.  Most of the species expected on the property are at 
least somewhat tolerant of human activity, but others will be impacted by the proposed clearing 
operation and increase in human activity.  It is also expected that particular species of wildlife 
(particularly avian species) will migrate to undisturbed areas adjacent or near the site as a result 
of development, particularly since only tolerant species are expected under current conditions.  
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Retention of existing mature woodland habitat in the northwest corner of the site, in the 
backyards of several of the proposed units, and along the eastern site boundary to varying depths 
is expected to allow for some wildlife species tolerant and/or dependent on human activity.   
Additionally, the proposed pond in the northern part of the site and the proposed recharge basin 
are anticipated to attract some wildlife.  A wildlife corridor will be maintained between the 
existing recharge basin adjacent to the property and the proposed pond and recharge basin within 
the eastern portion of the site.    
 
In determining impacts upon the existing wildlife populations, it can be assumed that an 
equilibrium population size is established for each species as determined by availability of 
resources in the habitat.  Thus, the removal of habitat resulting from the proposed project will 
cause a direct impact on the abundance and diversity of wildlife using the site.  Although the 
assumption that species are at equilibrium is an oversimplification, and population sizes of many 
species are controlled below the carrying capacity by other factors, it does provide a worst-case 
scenario in determining the impact of habitat loss.  In addition to this direct impact, the increased 
intensity of human activity on the site will cause an indirect impact on the abundance of wildlife 
that will remain on the site and in the area, under post-development conditions. 
 
In the short term, lands adjacent to the subject property will experience an increase in the 
abundance of some wildlife populations due to displacement of individuals by the construction 
phase of the proposed project.  Ultimately, competition with both conspecifics and other species 
already utilizing the resources of the surrounding lands should result in a net decrease in 
population size for most species.  The effect on the density and diversity of both local and 
regional populations should be minimal, as the area represents only a small portion of the 
forested habitat available in the vicinity.   
 
Rare and Endangered Species/Unique Habitat Potential 
No special concern, rare or endangered species are expected on the site given the location and 
habitats present.  The marbled salamander is the only species potentially expected on site which 
is listed as a special concern species, but lack of recorded observations of this species within the 
general area makes it unlikely for this species to be found on this site.  Although there is 
documented concern about their welfare in New York State, these species receive no additional 
legal protection under Environmental Conservation Law Section 11- 0535.  This category is 
presented primarily to enhance public awareness of these species which bear additional attention 
(NYS DEC, Endangered Species Unit). 
 
 
2.5.3 Proposed Mitigation 
 
This section is intended to identify viable measures, conditions or techniques which can be 
employed to reduce the level of impact of the proposed project upon the natural and human 
environmental resources identified in previous sections of this report.   
 

• Native plant species which provide food and shelter to wildlife will be utilized for 100% of the 
aquatic plantings and more than 60% of the upland plantings on the property, including some of 
the landscaped areas. 
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• The preservation of 3.34 acres of woodland throughout the site is proposed, including a wildlife 
corridor in the eastern portion of the site, as well as the creation of 2.10 acres of wetland habitat 
within the proposed pond and recharge basin. 

 
• Approximately 4.74 acres (25%) of the site will remain or become established with native 

vegetation.  This includes the ±2.24 acres of forested edges to remain and ±1.10 acres of 
supplemental planting of native vegetation (e.g. sweetgum, black tupelo, red oak, white oak, 
nannyberry, arrowwood) in the northeast and northwest corners of the site where woodland trees 
and understory have been cleared.  Also included are approximately 0.76 acres of native grasses 
within the recharge basin, as well as approximately 0.64 acres of native vegetation along the 
banks of the pond to be comprised of trees (e.g. red oak, white oak, red maple, sweet gum, black 
tupelo), shrubs (e.g. summersweet clethra, redstem dogwood, yellowtwig dogwood), aquatic 
vegetation (e.g. pickerel rush, cattail) and grasses (e.g. fescues, ryegrass, clover) (see Landscape 
Plan in Pocket 2). 

 
• Additional native trees and shrubs (e.g. littleleaf linden, liberty elm, red cedar, serviceberry) will 

be utilized as plantings within the landscaped portions of the property.   
 
• Disturbance will be minimized to the maximum extent practicable, including delineating tree 

clearing limits at the site prior to construction in order to avoid inadvertent clearing.   
 

• A permit for the removal of trees eight inches or more in diameter will be obtained from the 
Town of Oyster Bay prior to the start of construction activities.   

 
• The most sensitive area of the site in the northeast corner of the property will be revegetated to 

provide at least 100 feet of vegetated buffer to the delineated wetland boundary.   
 

• Prior to construction activities, silt fencing and a continuous row of hay bales will be staked end 
to end adjacent to the buffer area surrounding the wetland.  The bales will be maintained, repaired 
and replaced as often as necessary to ensure proper function until all excavated areas are 
permanently vegetated.  Sediment trapped by the hay bales will be removed to an approved 
upland location before the bales themselves are removed. 

 
• Incorporation of stormwater management practices throughout the site will assist in removing 

sediment and debris from runoff.  If depletion of runoff to the off site wetlands results in an 
adverse change in the character of this wetland, consideration could be given to diverting some 
stormwater from the pond feature to this wetland. 

 Page 2-49 



Kensington Estates 
Draft EIS 

 

 

 
 
 
 
 
 
 
 
 
 
 
 

SECTION 3.0 
 

HUMAN ENVIRONMENT 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Kensington Estates 
Draft EIS 

 

  
 

Page 3-1 

3.0 HUMAN ENVIRONMENT 
 
This section characterizes the human resources of the subject site and similar to Section 2.0 
above, this information will be utilized in analyzing the potential environmental impacts of the 
proposed project.  Any significant environmental impacts which may occur as a result of the 
proposed project will be addressed. 
 
  
3.1 Land Use, Zoning and Plans 
 
3.1.1 Existing Conditions 
 
Land Use 
The subject site is currently used as a horse farm and a wood carving business.  The horse farm 
portion of the property is known as Indian Head Ranch.  They specialize in horse sales, 
supplying horses to several police departments, riding lessons, horse boarding, clinics and 
private pony and petting zoo parties.  Various corrals and stables are located throughout the 
northern portion of the property and sheds are used to store tools and supplies.  The majority of 
the southern portion of the site is wooded, with some areas cleared for horse and motorcycle 
trails and a dirt road that leads from the northern portion of the site to the entrance on Plainview 
Avenue.  The subject property contains eleven structures:  a concrete building, metal barn, horse 
stable, framed structure, wood workshop, wood shed, two wood walls, two concrete platforms, 
and one mobile home.  There is a small wetland feature located immediately adjoining the 
northeast corner of the subject site. The project has been designed to provide buffers around the 
wetland area.  
 
The subject site has been altered over time based on review of historical information.  The 
northern and southwestern portions of the site were in agricultural use circa 1947.  A small 
dumping area at the southwestern portion of the property is visible in aerial photographs from 
1970 through 1980 and is noted in the Suffolk County CLEARS maps conducted for the area.  
The oldest structure identified on the site was built circa 1956 at the northeast portion of the 
property.  The remaining structures were historically used as barns.  The site is now used as a 
horse farm and woodcarving business as described above.  
 
Current land use in the surrounding area is described based on aerial photographs and visual 
observations (see Figure 3-1).  The subject property is surrounded by residential and commercial 
uses, as follows: 

 
South: Single family residential homes 
West: Woodbury Country Club recreational/catering facility on the south side of NYS 

Route 25, and single family residential homes south of Woodbury Country Club 
and west of Plainview Road.  Woodbury Preserve multi-family residential 
development with commercial uses located further down NYS Route 25. 

North:  NYS Route 25, beyond which are single family residential homes and stormwater 
storage basin fronting NYS Route 25 
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East: NYS recharge facility for Route 25 near northeast corner of site, fronting Route 
25, and single family residential homes south of NYS Route 25.  Several 
commercial uses lie further down NYS Route 25. 

 
Further east and west of the project site along NYS Route 25 is a commercially used corridor 
with some residential lots.  Some large properties along the south side of NYS Route 25 west of 
the site are recreational club facilities and catering halls.  Residential homes are the primary land 
use south and north of NYS Route 25 and in the direct vicinity of the subject site.   
 
A high-end, luxury 80-unit condominium development is proposed adjacent to the subject site, 
on the west side of Plainview Road on the current site of the Woodbury Country Club.  This 
project is currently under consideration by the Town of Oyster Bay for a change of zone, and has 
not yet been approved. 
 
Zoning 
The site is presently zoned R-40 Residential in Huntington and R1-1A One-Family Residence in 
Oyster Bay, which allows primarily low-density residential uses.  The current zoning of the 
subject property and surrounding area pursuant to the Town Zoning Maps (Town of Oyster Bay 
see Figure 3-2; Town of Huntington see Figure 3-3), as follows: 
 

Oyster Bay 
North:  R1-1A 
South:  R1-1A 
West:  R1-1A 

 
Huntington 
North: R-80, R-40, R-20 
South:  R-40 
East:  R-40 
 

Similar to the land use pattern, the zoning in the area is described as residential surrounding the 
site, with different density requirements in Huntington. 
 
Table 3-1 shows the dimensional requirements for the existing zoning on the project site. 
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TABLE 3-1 
ZONING DIMENSION REQUIREMENTS- EXISTING ZONING 

 Huntington R-40 Oyster Bay R1-1A 
Maximum Building Height (Feet/ Stories) 35/2 30/2 
Minimum Depth of Front Yard  50 50 
Minimum Depth of Rear Yard 50 100 
Minimum of Side Yards (Number) 2 -- 
Minimum of Side Yard Interior Lot (One 
Yard Width) 25 -- 

Minimum of Side Yard Interior Lot 
(Combined Width) 50 -- 

Minimum of Side Yard Corner Lot (Width 
of Street Side) 50 -- 

Minimum of Side Yard Corner Lot (Width 
of Interior Side) 25 -- 

Minimum Side Yard (One) -- 20 
Minimum Side Yard (Both) -- 50 
Minimum Lot Area Per Dwelling Units 1 Acre 1 Acre 
Minimum Lot Gross Area 1 Acre -- 
Minimum Lot Width (Feet) 125 125 
Minimum Lot Frontage 40 125 
Maximum Building Coverage -- 10% 

 
The R-40 zoning district in Huntington allows for the following permitted uses: 
 

• single family dwelling; 
• farm, nursery, truck garden, country estate; 
• churches, temples, parish houses, convents, monasteries; 
• public schools; 
• private elementary and secondary schools; colleges and universities; 
• library, museum or art gallery; 
• town park, playground, athletic field, beach, bathhouse, boathouse, marina or other Town 

recreational use; 
• municipal parking field; 
• fire station; 
• municipal water supply reservoir. 

 
The R1-1A zoning district in Oyster Bay allows for the following permitted principal uses: 
 

• one family dwellings; 
• public park; 
• colleges, universities or private schools; 
• municipal uses of the Town of Oyster Bay; 
• places of worship; 
• public schools; 
• agriculture. 
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A Yield Map (see Pocket 3) was prepared for the site’s existing R-40 and R1-1A zoning and it 
was determined that the site could accommodate 15 single family lots.  Four bedroom units are 
assumed, as this would be comparable to the existing detached single-family homes in the area 
and commensurate with the type of unit the applicant would construct if the property were used 
for single family homes.  Three of the lots would have direct access from Jericho Turnpike (in 
the vicinity of the existing horse farm and wood carving business entrances) and one lot would 
be accessed directly by Plainview Road.  The remaining 12 lots would have access via a cul-de-
sac roadway from Plainview Road.   
 
 
Land Use Plans  
 
Horizons 2020:  Town of Huntington Comprehensive Plan Update 
 
The Town has prepared a new Comprehensive Plan – Horizons 2020 – that charts a new course 
towards the future. The Comprehensive Plan articulates a Vision of Huntington in the years 
beyond 2020 based on extensive citizen input during the planning process. It provides the means 
to realize the Vision through clear and consistent goals, policies, and strategies and through 
specific actions. 
 
The Vision Statement for the Comprehensive Plan reflects the values, aspirations, and priorities 
expressed by citizens during the planning process, including the following four fundamental 
elements: 
 

Community Character: Protect Huntington’s small-town suburban character; preserve its rich 
heritage of historic resources; maintain and enhance its aesthetic character and identity; and 
practice responsible environmental stewardship. 

 
Quality of Life: Provide quality schools, parks, and other community facilities; promote a vibrant 
arts community and cultural life; provide quality housing to meet the needs of Huntington’s 
diverse population; and continue Huntington’s tradition of citizen involvement and volunteerism. 

 
Sustainable Community Structure: Manage new development and redevelopment to protect 
neighborhood and village character, preserve open space, and revitalize commercial corridors; 
maintain a diverse employment base; develop an accessible, multi-modal transportation system; 
and provide sustainable water, sewer, and stormwater infrastructure systems. 

 
Responsive Town Government: Provide exceptional public services, programs, and facilities 
while continuing prudent fiscal management; provide leadership in managing growth and change; 
promote civil discourse and constructive dialog on challenging issues; encourage citizens to 
become well-informed and actively involved in civic affairs; and promote greater 
intergovernmental cooperation. 

 
In addition, six Key Initiatives were been identified to organize and direct action by the Town to 
achieve the Vision Statement. These initiatives include: 
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Traffic Circulation 
• Work with state and county agencies to retrofit the road network with state-of-the-art 

signalization and other targeted improvements to enhance operational efficiency and 
reduce traffic congestion. 

 
Open Space Preservation 

• Continue to expand the network of permanently reserved open space and improve the 
protection of sensitive environmental resources, such as groundwater supply.  

 
Housing 

• Alleviate substandard housing conditions, while promoting a more diverse housing stock 
affordable to all income groups. 

 
Development Quality 

• “Raise the bar” on development quality and sustainability through standards tailored to 
retain and complement the unique identity of the Town’s diverse neighborhoods, villages, 
and commercial areas, while addressing environmental, traffic, and other impacts. 

 
Commercial Corridors 

• Improve the aesthetic character and viability of commercial corridors through design 
standards and actions to promote revitalization and redevelopment of undesirable and 
obsolete development patterns with appropriate uses. 

 
Sustainable Huntington 

• Mobilize a community-wide initiative to achieve a more sustainable future for the Town 
of Huntington, through measures that conserve energy, reduce carbon emissions, and 
promote a healthy environment. 

 
A series of goals, policies and action strategies have been created based on recommendations and 
information from the Comprehensive Plan Advisory Committee (CPAC) and revised based on 
public comments.  The following items relate to the proposed project: 
 

• The Vision Statement identified in the plan calls for the Town to have available quality housing, 
to be provided throughout the Town including a broader array of housing choices, accessible and 
affordable for households of different ages, lifestyles and economic means.   

 
 

3.1.2 Anticipated Impacts 
 
Land Use 
The proposed project will change the land use classification of the site from its current mixed 
business (i.e. horse farm and wood carving) and vacant status, to residential use.   The proposed 
project would locate a ±185-foot buffer setback along NYS Route 25 into the north part of the 
project site, and would situate single family homes along Plainview Road, opposite single family 
homes to the west.  The central part of the site would be developed in multiple family buildings 
as depicted on the site plan.  The subject parcel lies between two existing roads (Plainview Road 
and NYS Route 25), and is disturbed with business use on the north part of the site.  As a result, 
the balance of uses proposed, will provide transitional qualities within the parcel, and will situate 
buffers in highly visible locations, while situating appropriate uses at the perimeter and within 
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the site to allow for appropriate land use compatibility.   Residential use is already well-
represented in the area, so that the proposed project will only incrementally expand the amount 
of residential land use.   
 
The residents of the housing project will provide additional benefits to local merchants, service-
oriented businesses and general consumer activities in the area.  The convenience of local 
shopping both east and west along Jericho Turnpike in established shopping locations along this 
corridor, and resultant use by the residents will help to strengthen the economic vitality of the 
area.  The proposed project will generate construction jobs and operation and maintenance jobs 
for the facility and will result in a rapid realization of these benefits beginning with construction 
and followed by occupancy and use of the homes. 
 
The type of housing offered will help to diversify the housing in the area.  Single family 
residential development is a prevalent type of housing both south and north of the NYS Route 25 
corridor; however, it is noted that several townhouse/condominium developments have been 
located on former commercial use parcels along NYS Route 25.  Commercial use and zoned 
parcels on Route 25, and particularly those that are non-conforming or not economically viable, 
provide an opportunity for appropriate moderate to high density residential redevelopment that 
are compatible with the current land uses in the area.  The Horizons 2020: Town of Huntington 
Comprehensive Plan Update indicates that the generalized future land use of the subject site is 
suggested as parks, recreation and conservation land.  However, a short distance down Route 25 
adjacent to the subject site is suggested for major commercial corridor/mixed use.   
 
The subject parcel provides this opportunity through the removal of existing non-conforming 
business uses, to be replaced by buffers and residential use in a project planned specifically to 
provide compatible land use on the site.  As a result, the project will add to the housing diversity 
on the site to serve the surrounding area including multiple family units for seniors seeking the 
lifestyle offered, affordable units and three single family homes. 
 
The target market for the age-restricted multi-family units is expected to include “empty nesters” 
and professional adults/couples that wish to downsize their living quarters or reduce maintenance 
headaches. Townhome and condominium housing provides a less labor intensive home-
ownership opportunity for retired individuals and couples.  
 
The segment of Jericho Turnpike where the subject property is located is more residential in 
character than many other areas of Jericho Turnpike.  Single family homes are evident north and 
east of the subject site.  These transition to commercial corridor uses farther east, and to the 
Woodbury Country Club, other multiple family and commercial uses to the west.  The existing 
“scenic” nature of the segment of Jericho Turnpike along the existing site will remain in tact by 
the use of the proposed buffer that will setback the proposed multi-family housing units from 
Jericho Turnpike with landscaping, a pond and natural vegetation. 
 
The two existing single family residential parcels on Plainview Road will be buffered from the 
proposed development via a natural buffer area as well as the use of landscaping.  Based on the 
discussion provided herein, no significant adverse impacts to the adjacent landowners are 
anticipated as a result of the proposed project.  The proposed three single family lots along 
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Plainview Road will maintain the low-density residential land uses that exist in the immediate 
vicinity of the site. 
 
Zoning 
The project proposes a zone change from R-40 to R-RM (Town of Huntington) and R1-A1 to 
RMF-10 and R1-20 (Town of Oyster Bay).  Although there is a proposed change of zone, it will 
still remain a residential zone classification.  Table 3-2 illustrates the zoning dimension 
requirements for the proposed change of zone.   
 
 

TABLE 3-2 
ZONING DIMENSION REQUIREMENTS- PROPOSED ZONING 

 Huntington  
R-RM 

Oyster Bay  
RMF-10 

Oyster Bay 
R1-20 

Maximum Building Height (Feet/ 
Stories) 2/35 2/30 2/28 

Minimum Depth of Front Yard  100 50 50 
Minimum Depth of Rear Yard 50 50(1) 50 
Minimum of Side Yards (Number) 2 -- -- 
Minimum of Side Yard Interior Lot 
(One Yard Width) 50 -- -- 

Minimum of Side Yard Interior Lot 
(Combined Width) 100 -- -- 

Minimum of Side Yard Corner Lot 
(Width of Street Side) 100 -- -- 

Minimum of Side Yard Corner Lot 
(Width of Interior Side) 50 -- -- 

Minimum Side Yard (One) -- 50(1) 15 
Minimum Side Yard (Both) -- 50 35 
Minimum Lot Area Per Dwelling 
Units 3,000 SF 4,000 SF 20,000 SF 

Minimum Lot Gross Area 10 Acres 5 Acres 20,000 SF 
Maximum Building Coverage 25% 20% 15% 
Setbacks for Accessory Structures 
(front/side/rear) -- 50/50/50 -- 

(1) Minimum side yard is 25 feet for one yard except a minimum of 50 feet where adjacent to a one-family 
residence district. 

 
The proposed development falls within the dimensional requirements of the two proposed multi-
family zoning districts as well as the permitted uses for the districts. with the exception of the 
minimum lot gross area in Oyster Bay.  The total gross lot area of proposed RMF-10 zoned area 
within Oyster Bay is 3.72 acres (5 acres are required).  The land area within Oyster Bay is 5.1 
acres; however based on the comments from the community, single family lots were requested 
along Plainview Road that will require the subdivision of 1.37 acres (three 20,000 SF lots) from 
the overall 5.1 acres in Oyster Bay.  The proposed R1-20 zoning for the three single family lots 
will also likely require minor front and/or rear yard setback variances as both setbacks require 50 
feet.  The ultimate building footprint for these lots has not yet been determined; therefore, once 
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individual plot plans are prepared, any required variances would be subject to the approval of the 
Town. 
 
The site is adjacent to the Woodbury Country Club to the west of Plainview Road, beyond which 
is an RMF-6 zoned parcel that involved conversion of a former racquet club to a multiple family 
townhome development.  The project is consistent with the land use/zoning pattern west of the 
site on the south side of Route 25.  East of the site is primarily residential zoning up to Round 
Swamp Road, where the south side of Route 25 becomes predominantly commercially zoned.  
As a result, the project site will abut one residentially zoned area and a single family 
development on the south side of Route 25 east of the site.  The subject site is unique as a result 
of its location abutting a State roadway and Plainview Road, as well as the fact that the north part 
of the site is disturbed in connection with two business uses.  As a result, the proposed zoning is 
viewed as an appropriate zone for a parcel that has transitional qualities.  The proposed site 
design ensures that land use impacts are mitigated, and the zoning allows the proposed use to be 
accommodated on the site. 
 
The project will provide quality housing opportunities in an enhanced setting that will benefit 
residents with on-site recreation and nearby convenient services a short drive away and will 
provide for a beneficial use of the site.  As a result, no significant adverse impacts to site zoning 
or the zoning pattern of the area are anticipated.   
 
Land Use Plans 
 
Horizons 2020:  Town of Huntington Comprehensive Plan Update 
Based on the Generalized Future Land Use Map prepared for use with the land use policies and 
action strategies to guide Town decision making on land use matters, the Comprehensive Plan 
identifies the subject site for Parks, Recreation and Conservation Land.  However, the Town has 
not offered and does not appear presently to be considering an offer to purchase the property..  
Moreover the designation does not prevent development of the property for residential use 
pursuant to the property’s present zoning.  The same applies to the County.   
 
This proposed age-restricted townhouse community is consistent with goals identified in the 
Horizon 2020 Town Comprehensive Plan Update (“Horizon 2020 Plan”).  Specifically, the 
Horizon 2020 Plan identifies the promotion of a “more diverse housing stock” as a key initiative, 
and notes the “changing demographic towards smaller, ‘non-traditional’ households, resulting in 
demand for alternatives to single-family detached homes.”  See Horizon 2020 Plan, Executive 
Summary at V, X.  The percentage of the Town population which is 65 years of age and over 
increased by 25% between 1990 and 2000, and is projected to constitute one third of the Town’s 
entire population by 2030 (see Horizon 2020 Plan, page 1-6).  The proposed Kensington Estates 
will provide the Town with additional housing for that important demographic community. 
 
Other comprehensive plan goals such as quality site design and architecture, and retaining scenic 
qualities along a road corridor are also met by the proposed project. 
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The following elements of the Vision Statement and the proposed project’s relevance to them are 
included below:   
 

Community Character: Protect Huntington’s small-town suburban character; preserve its rich 
heritage of historic resources; maintain and enhance its aesthetic character and identity; and 
practice responsible environmental stewardship. 

 
The landscaped buffer along Jericho Turnpike will help to retain the visual aesthetic of the 
corridor, as well as the complex massing elements included in the building’s architecture.  The 
proposed project will be developed with sensitivity to the environmental features of the site and 
with respect to environmental stewardship. 

 
Quality of Life: Provide quality schools, parks, and other community facilities; promote a vibrant 
arts community and cultural life; provide quality housing to meet the needs of Huntington’s 
diverse population; and continue Huntington’s tradition of citizen involvement and volunteerism. 
 
The proposed project will provide quality housing for a segment of the population in the town 
that is currently under-represented and much needed.   

 
Sustainable Community Structure: Manage new development and redevelopment to protect 
neighborhood and village character, preserve open space, and revitalize commercial corridors; 
maintain a diverse employment base; develop an accessible, multi-modal transportation system; 
and provide sustainable water, sewer, and stormwater infrastructure systems. 
 
The proposed project will preserve approximately 3.63 acres of open space (or 19.5% of the 
overall site) and will provide sustainable water, sewer and stormwater infrastructure systems that 
are designed specifically for the demands made by the project and to be sensitive to the 
environmental conditions of the site. 

 
 
The following Key Initiatives and the proposed project’s relevance to them are included below:   
 

Traffic Circulation 
• Work with state and county agencies to retrofit the road network with state-of-the-art 

signalization and other targeted improvements to enhance operational efficiency and 
reduce traffic congestion. 

 
Open Space Preservation 

• Continue to expand the network of permanently reserved open space and improve the 
protection of sensitive environmental resources, such as groundwater supply.  

 
Although the site will be developed, approximately 19.5% of the site will remain in its natural 
vegetated state.   
 

Housing 
• Alleviate substandard housing conditions, while promoting a more diverse housing stock 

affordable to all income groups. 
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The proposed project will provide a type of housing that is much-needed in the community 
and is currently under represented.  In addition, 10% of the units will be set aside as 
affordable.   
 

Development Quality 
• “Raise the bar” on development quality and sustainability through standards tailored to 

retain and complement the unique identity of the Town’s diverse neighborhoods, villages, 
and commercial areas, while addressing environmental, traffic, and other impacts. 

 
Commercial Corridors 

• Improve the aesthetic character and viability of commercial corridors through design 
standards and actions to promote revitalization and redevelopment of undesirable and 
obsolete development patterns with appropriate uses. 

 
Although in the vicinity of the project site, Jericho Turnpike is mainly in residential use; 
Jericho Turnpike is nonetheless a major commercial corridor for the Town.  The proposed 
project will incorporate a landscaped buffer along Jericho Turnpike that will help to retain a 
more “natural” visual aesthetic along the corridor.  In addition, the buildings will 
incorporate complex massing elements in the architecture of the roofline (see Section 3.4.2 
for additional information) to soften the look of the buildings from the roadway .   
 

Sustainable Huntington 
• Mobilize a community-wide initiative to achieve a more sustainable future for the Town 

of Huntington, through measures that conserve energy, reduce carbon emissions, and 
promote a healthy environment. 

 
The proposed project will be developed with sensitivity to the environmental features of the 
site and with respect to environmental stewardship.  The proposed project will adhere to the 
standards provided in both the Towns of Huntington and Oyster Bay Energy Star legislation, 
§87-55.2 and §93-27.1, respectively.   
 
 

3.1.3 Proposed Mitigation 
 

• The project provides buffers to increase land use compatibility in transition between the 
condominium style development and single family development surrounding the site.  These 
buffers include a 185 foot setback from Jericho Turnpike and a 100 foot setback from the eastern 
property boundary. 

• The units along the eastern perimeter of the property have oriented in an east-west direction to 
reduce the amount of building façade facing the adjacent residences to the east and a vegetated 
berm is proposed along the eastern limit of disturbance in proximity to the proposed units. 

• The project will provide an alternative to single family home ownership in a quality housing 
development. 
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3.2 Transportation 
 

3.2.1 Existing Conditions 
 
Appendix F contains the two separate Traffic Impact Studies (TIS) prepared for the project.  The 
original TIS, dated April 2008, (Appendix F-1) evaluates the following three plans: 
 

Plan A:  access to the site provided via one full movement driveway on Plainview Road.   
 

Plan B:  access to the site provided via one full movement driveway on Jericho Turnpike.   
 

Plan C:  access to the site provided via one full movement driveway on Plainview Road and a 
right turns out only driveway on Jericho Turnpike.   

 
 Pursuant to the discussion with both Towns and the New York State Department of 
Transportation, the Supplemental TIS, dated July 2008 and revised January 2009 (Appendix F-
2) evaluated the project as currently proposed with access on Jericho Turnpike, aligned with 
Avery Road.  The following description of the TIS and the site and area’s existing traffic 
conditions has been taken from the TIS. 
 

Purpose of Report 
Nelson & Pope has investigated the potential traffic impacts associated with the proposed 
application to construct 80 age-restricted condominiums and 3 single-family homes at the 
southeast quadrant of the intersection of Plainview Road at Jericho Turnpike in the Towns of 
Oyster Bay in Nassau County and Huntington in Suffolk County.  
 
Access to the 3 single-family homes will be provided via driveways on Plainview Road. Access to 
the condominium portion of the project will be provided via one full movement driveway on 
Jericho Turnpike directly opposite Avery Road. The proposed access will form the northbound leg 
at the signalized intersection of Jericho Turnpike and Avery Road. Figure 1 shows a map of the 
area and Figure 2 shows the location of the site.  
 
This report summarizes the results of a detailed investigation of the traffic impacts of the proposed 
residential development by reviewing the area’s existing roadway characteristics and traffic 
conditions, estimating the vehicular volume and pattern that the proposed residential development 
will generate during peak hours, and analyzing the effect of the additional volume on the 
surrounding roadway network.  

 
Study Methodology 
The study assesses the traffic impacts associated with the proposed residential development and 
identifies appropriate mitigation, if necessary. In executing the scope of work, the following steps 
were undertaken: 
• A detailed field inspection was conducted to obtain an inventory of existing roadway 

geometry, location/geometry of existing driveways and intersections along with signing, 
signal timings, phasing and cycle lengths.   

• Turning movement volume counts were conducted during the AM (7:00 – 9:00 AM) and PM 
(4:00 – 6:00 PM) peak periods on a typical weekday and during the Saturday midday (11:00 
AM – 2:00 PM) peak period at the following study intersections. 
o Jericho Turnpike (NYS Route 25) at Avery Road (County Line Road)/West Gate Drive 
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o Jericho Turnpike (NYS Route 25) at Plainview Road 
o Jericho Turnpike (NYS Route 25) at Juneau Boulevard 
o Plainview Road at Orchard Drive 

• Hourly traffic volumes collected on Jericho Turnpike (NYS Route 25) were obtained from the 
New York State Department of Transportation (NYSDOT). 

• An annual growth factor, obtained from the NYSDOT, was applied to the existing traffic 
volumes to estimate the increase in background traffic that would occur in 2010. 

• As requested by the Towns of Huntington and Oyster Bay, a No Build analyses that will only 
consider background growth through the assumed build year for the subject application was 
conducted. 

• The Towns of Huntington and Oyster Bay Planning Departments were contacted to obtain 
information on other planned developments that may impact traffic flow in the study area. 

• Estimates of traffic that would be generated by the proposed residential development were 
prepared utilizing trip generation data published by the Institute of Transportation Engineers 
(ITE) publication, Trip Generation, Seventh Edition. The site-generated traffic volumes were 
assigned to the adjacent street system based upon the anticipated directional trip distribution 
forecasted by Nelson & Pope. 

• As part of this traffic study, four build scenarios will be analyzed. The following is a brief 
description of the four build scenarios: 
o The first build scenario will add to the No Build condition only Kensington Estates 

Traffic. The analyses of this scenario will identify the impacts that will be created on the 
roadway network, if only Kensington Estates is built. 

o The second build scenario will add to the No Build condition, traffic from the proposed 
Kensington Estates, Votypka, Woodbury Country Club and The Preserve developments. 
The analyses of this scenario will identify the traffic impacts that will be created on the 
roadway network, if all these proposed projects are built.  

o The third build scenario will add to the second build scenario, traffic from the pending 
Cold Spring development evaluated as R 40 residential zoning (135 single family homes). 
These analyses will identify the traffic impacts that will be created on the roadway 
network if all the proposed projects and the pending Cold Spring development (evaluated 
as R 40 residential) are built. 

o The fourth build scenario will add to the second build scenario, traffic from the potential 
Cold Spring development evaluated as R 20 residential zoning (260 single family homes). 
These analyses will identify the traffic impacts that will be created on the roadway 
network if all the proposed projects and the potential Cold Spring development (evaluated 
as R 20 residential) are built. 

 
Existing Conditions 
 
Land Use 
As previously discussed, the site is located at the southeast quadrant of the intersection of 
Plainview Road at Jericho Turnpike in the Towns of Oyster Bay in Nassau County and 
Huntington in Suffolk County. The portion of the site in Oyster Bay is presently zoned R1-1A and 
the portion of the site in Huntington is presently zoned R-40. The Woodbury Country Club is 
located on the property west of the site, on the opposite side of Plainview Road. The Cold Spring 
Country Club, Oheka Castle, and surrounding residences are located on the north side of Jericho 
Turnpike. Residential properties abut the site along the south and east property lines.   
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Roadway Conditions 
Jericho Turnpike (NYS Route 25) is a major east-west arterial under the jurisdiction of the New 
York State Department of Transportation. The roadway extends across a significant portion of 
Nassau and Suffolk Counties. In the vicinity near the site it has a cross-section consisting of two 
lanes in each direction with left turn lanes at key intersections. The land uses along Jericho 
Turnpike (NYS Route 25) are predominantly commercial. The posted speed limit in the vicinity of 
the site is 50 miles per hour. 
 
Plainview Road is a north-south collector road connecting Jericho Turnpike, Northern State 
Parkway and the Long Island Expressway. Plainview road is under the jurisdiction of the Town of 
Oyster Bay.  The cross section provides one lane in each direction in the vicinity of the site. The 
horizontal alignment is straight and the vertical alignment is flat. The land uses along Plainview 
Road are a mix of residential uses and vacant parcels. The posted speed limit in the vicinity of the 
site is 35 miles per hour.  
 
Juneau Boulevard is a north-south local roadway intersecting Jericho Turnpike directly opposite 
Windermere Way, an entrance to a gated community on the north side of Jericho Turnpike. The 
cross section provides one lane in each direction. The land uses along Juneau Boulevard are 
typically residential uses.  
 
Jericho Turnpike at Plainview Road and at Avery Road/West Gate Drive- The intersections 
of Jericho Turnpike at Plainview Road and Jericho Turnpike at Avery Road/West Gate Drive are 
approximately 140 feet apart as measured between stop lines. The distance between the two 
intersections provides back to back left turn lanes for vehicles making left turns onto Plainview 
Road and Avery Road/West Gate Drive from Jericho Turnpike.  Plainview Road and Avery Road 
are north/south roadways that intersect Jericho Turnpike at right angles (T-intersection) and West 
Gate Drive is a southwest roadway that intersects Jericho Turnpike at an acute angle. West Gate 
Drive and Avery Road intersect Jericho Turnpike at the same point. The eastbound Jericho 
Turnpike approach at Plainview Road provides one through lane and one shared through/right turn 
lane and the westbound Jericho Turnpike approach at Plainview Road provides one lane for left 
turn movements and two through lanes. The northbound Plainview Road approach provides one 
lane for left turn/right turn movements.  The eastbound Jericho Turnpike approach at Avery 
Road/West Gate Drive provides one lane for left turn movements and two through lanes. The 
westbound Jericho Turnpike approach at Avery Road/West Gate Drive provides one lane for 
through movements and one lane for shared through/right turn movements. The southbound 
Avery Road and southwest bound West Gate Drive approaches provide one lane for left turn/right 
turn movements. These two intersections are controlled by two traffic signals operating under the 
same controller with a 120 second cycle length and three phases.  
 
Table 3-3 summarizes the lane configurations and traffic controls at the study intersections. 
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TABLE 3-3 

INTERSECTION GEOMETRY 

Intersection Approach Lane 
Designation* Traffic Control 

Jericho Turnpike (NYS Route 25) at 
Plainview Road 

EB 
WB 
NB 

T-TR  
L-2T 
LR 

3-phase traffic signal    

Jericho Turnpike (NYS Route 25) at 
Avery Road (S)/West Gate Drive (SW) 

EB 
WB 
SB 
SWB 

L-2T 
T-TR 
LR 
LR 

3-Phase traffic signal   

Jericho Turnpike (NYS Route 25) 
Juneau Boulevard 

EB 
WB 
NB 
SB 

L-T-TR 
L-T-TR 
LTR 
LTR 

2-Phase traffic signal   

Plainview Road at Orchard Drive 
EB 
NB 
SB 

LR  
LT 
TR 

Stop Control on Eastbound 
Orchard Drive   

* L = Left turn lane; T = through lane; R = Right turn lane 
 

Traffic Volume Data 
Turning movement volumes were collected at the following study intersections on Thursday, 
November 2, 2006 during the AM (7:00-9:00 AM) and PM (4:00-6:00 PM) peak periods and on 
Saturday, July 29, 2006 during the Saturday midday (11 AM-2PM) peak period:  

o Jericho Turnpike (NYS Route 25) at Avery Road (County Line Road)/West Gate Drive 
o Jericho Turnpike (NYS Route 25) at Plainview Road 
o Plainview Road at Orchard Drive 

 
Additional turning movement counts were collected at the intersection of Jericho Turnpike and 
Juneau Boulevard on Wednesday, May 2, 2007 during the AM (7:00-9:00 AM) and PM (4:00-
6:00 PM) peak periods and on Saturday, May 5, 2007 during the Saturday midday (11 AM-2PM) 
peak period.  The volume data was tabulated to identify the peak hours at each of the 
intersections. The existing intersection peak hour volumes are shown on Figures 3, 4, 5 and 
detailed data in Appendix A [of the TIS]. 

 
Accident History 
Accident data for the sections of roadways and intersections in the vicinity of the site was 
obtained from the NYSDOT. The most recent data available was from January 2001 to December 
2003 (3 year period).  The data was reviewed and summarized in the following table: 
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TABLE 3-4 
ACCIDENT SUMMARY BY SEVERITY 

Accident Severity 
Location 

Fatality Injury Property 
Damage TOTAL 

Jericho Turnpike (NYS 25) at Plainview Rd/Avery Rd/West Gate Drive - 8 12 20 

Plainview Road from Jericho Turnpike (NYS 25) to Cedar Grove Lane - - - 0 

West Gate Drive from Jericho Turnpike (NYS 25) to Colonial Drive - - 1 1 

West Gate Drive at Colonial Drive - 1 - 1 

Avery Road between Jericho Turnpike (NYS 25) and Stafford Avenue - - - 0 

Avery Road at Stafford Avenue - - 1 1 

West of Jericho Turnpike (NYS 25) at Juneau Boulevard - 3 1 4 

Jericho Turnpike (NYS 25) at Juneau Boulevard - - 2 2 

Jericho Turnpike (NYS 25) from Juneau Boulevard to Plainview Road - 9 8 17 

Total 0 
0% 

21 
46% 

25 
54% 

46 
100% 

 

Table 3-4 indicates a total of 46 accidents occurred at or in the vicinity of study intersections 
during the analysis period. The majority of accidents, 54%, involved property damage only.  
There were no fatal accidents experienced in the vicinity of the site within the time period 
studied. The locations that experienced the greatest number of accidents were the intersections of 
Jericho Turnpike (NYS Route 25) at Plainview Road/Avery Road/West Gate Drive and Jericho 
Turnpike between Juneau Boulevard and Plainview Road with a total of 20 and 17 accidents 
respectively. 
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TABLE 3-5 
ACCIDENT SUMMARY BY TYPE OF COLLISION 

 Accident Type 

Location Right 
Angle 

Rear 
End 

Head
On 

Left 
Turn

Right
Turn 

Fixed 
Object

Ped/ 
Bicycle

Side-
Swipe 

Over- 
Taking 

Non-
Report-

able 

Other/ 
Unknown Total 

Jericho Turnpike (NYS 25) at 
Plainview Rd/Avery Rd/West 
Gate Dr 

4 2 - 1 1 1 - - - 6 5 20 

Plainview Road from Jericho 
Turnpike (NYS 25) to Cedar 
Grove La 

- - - - - - - - - - - 0 

West Gate Drive from Jericho 
Turnpike (NYS 25) to Colonial 
Drive 

- - - - - - - - - - 1 1 

West Gate Drive at Colonial 
Drive - - - - - 1 - - - - - 1 

Avery Road between Jericho 
Turnpike (NYS 25) and 
Stafford Ave 

- - - - - - - - - - - 0 

Avery Road at Stafford 
Avenue - - - - - - - - - - 1 1 

West of Jericho Turnpike 
(NYS 25) at Juneau Boulevard 1 2 - - - 1 - - - - - 4 

Jericho Turnpike (NYS 25) at 
Juneau Boulevard 1 - - - - - - - - - 1 2 

Jericho Turnpike (NYS 25) 
from Juneau Boulevard to 
Plainview Road 

4 5 - 1 1 3 - - - - 3 17 

Total 10 
22% 

9 
20% 

0 
0% 

2 
4% 

2 
4% 

6 
13% 

0 
0% 

0 
0% 

0 
0% 

6 
13% 

11 
24% 

46 
100% 

 
A review of Table 3-5 indicates that a plurality of the reportable accidents (22% and 20%) 
involved a right-angle collision and a rear-end collision, respectively. Most of the rear-end 
accidents occurred on Jericho Turnpike between Juneau Boulevard and Plainview Road and an 
equal number of right angle accidents (4 each) occurred at the intersection of Jericho Turnpike at 
Avery Road/West Gate Drive and on Jericho Turnpike between Juneau Boulevard and Plainview 
Road.  

 
During the three-year study period a total of 20 accidents occurred at the intersection of Jericho 
Turnpike (NYS Route 25) and Plainview Road/Avery Road/West Gate Drive and a total of 17 
accident occurred on Jericho Turnpike between  Juneau Boulevard and Plainview Road. Accident 
rates were calculated for the intersection and roadway segment and compared to the statewide 
average. The accident rate at the intersection of Jericho Turnpike at Plainview Road/Avery 
Road/West Gate Drive was 0.41 accidents per million entering vehicles, which is higher than the 
statewide average accident rate of 0.26 accidents per million entering vehicles. However, the 
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frequency of accidents at the intersection is decreasing over the 3-year period reviewed with 10 
accidents recorded in 2001, 7 in 2002 and 3 in 2005.  In order to assess the potential impact of the 
proposed development on existing accident rates, a percentage increase in daily traffic at the 
intersection was calculated from the existing Average Annual Daily Traffic (AADT) volumes at 
the intersection and the weekday daily traffic projected to be generated by the proposed 
development.  The AADT at the intersection is approximately 31,000 vehicles per day and the 
average weekday daily traffic volumes at the intersection by 1.5% and hence increase the number 
of accidents at the intersection by 1.5%.  A total of 20 accidents occurred at this intersection over 
a 3-year period.  Therefore, the proposed project will increase the number of accidents at the 
intersection by less than 1 accident over a three year period. The accident rate for Jericho 
Turnpike between Juneau Boulevard and Plainview Road was 1.08 accidents per million vehicle-
miles, which is lower than statewide average accident rate of 1.28 accidents per million vehicle-
miles.  
 
Level of Service Description 
The peak hour traffic volumes depicted in Figures 3, 4 and 5 of the Traffic Study were used to 
determine the existing capacity and LOS of the study intersections. Table 3-6 contains the LOS 
summary for the Existing Condition calculated through the SYNCHRO software described 
previously. The detailed analysis worksheets are in Appendix E of the Traffic Study.   

 
TABLE 3-6 

EXISTING CONDITION LOS SUMMARY 

AM Peak Hour  PM Peak Hour  

Saturday 
Midday Peak 

Hour 

Location 
(Signalized  

Intersections) 
 LOS Delay  LOS Delay  LOS Delay 

Jericho Turnpike at Plainview Road A 6.8  C 24.8  A 8.8 

Jericho Turnpike  at Avery /West 
Gate Drive B 19.2  B 14.7  B 12.4 

Jericho Turnpike at Juneau 
Blvd/Windermere Way A 7.6  A 8.3  A 7.9 

 

AM Peak Hour  PM Peak Hour  
Saturday Midday 

Peak Hour 
Location 

(Unsignalized  
Intersections) 

 

Approach Movmnt
. 

LOS Delay V/C  LOS Delay V/C  LOS Delay V/C 

NB LT A 0.4 0.00  A 0.4 0.01  A 0.3 0.00 Orchard Drive at 
Plainview Road EB LR A 9.8 0.03  B 10.4 0.06  A 9.4 0.03 

Notes:  LOS = Level of Service, V/C = Volume/Capacity Ratio, Delay = seconds/vehicle 
 

 
3.2.2 Anticipated Impacts 
 
The full traffic impact analysis is contained in Appendix F; the following relevant sections of 
the TIS are excerpted and included to outline the anticipated impacts of the project under future 
“No Build” and future “Build” conditions. 
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No Build Condition 
 
The No Build Condition represents traffic conditions expected at the study intersections in the 
assumed future build year (2010) without the construction of the proposed project.  For the 
purpose of determining the cumulative traffic impacts anticipated to be created by proposed 
projects in the study area, the No Build Condition traffic volumes will consider only background 
growth through the assumed build year for the subject application. 

 

Traffic Growth 
Annual growth factors of 1% and 0.6% were obtained from the New York State Department of 
Transportation (NYSDOT) Long Island Transportation Plan 2000 study (LITP2000) for the 
Towns of Huntington and Oyster Bay respectively. The higher of the two growth factors was 
utilized to perform a more conservative analysis. The existing traffic volumes were increased by 
this factor (1%) for a period of 4 years to the traffic volumes obtained in 2006 and for a period 3 
years to the traffic volumes obtained in 2007 to generate the 2010 No Build Volumes.  The No 
Build Condition volumes are illustrated in Figures 6, 7 and 8 [of the TIS]. 
 
 
Proposed Development 
 
Site Access 
As recommended by the New York State Department of Transportation (NYSDOT), access to the 
site will be provided via a full movement driveway on NYS Route 25 (Jericho Turnpike) directly 
opposite Avery Road. The site access will form the northbound leg at the signalized intersection 
of Jericho Turnpike and Avery Road and will be designed to provide one right turn lane and a 
shared left turn/through lane.  Also, a left turn lane permitting access into the subject site will be 
provided on westbound Jericho Turnpike.  The existing traffic signal at this location will be 
reconstructed in order to accommodate the additional leg for the driveway of the proposed 
development.  NYSDOT also recommended the widening of NYS Route 25 between Plainview 
Road and Avery Road to provide increased left turn storage eastbound and westbound.   

 
Trip Generation 
In order to identify the impacts the proposed residential development will have on the adjacent 
street system, it is necessary to estimate the magnitude of traffic volume to be generated during 
the peak hours and to estimate the directional distribution of that site traffic when entering and 
exiting the subject property. The proposed residential development will contain 80 age-restricted 
attached housing units and 3 single family homes. The trip generation estimates for the proposed 
residential development were based on the traffic data for Land Use Code 251 Senior Housing 
Detached (for the townhouse units) and Land Use Code 210-Single Family Detached Housing 
(for the three single family homes) contained in the Institute of Transportation Engineer’s 
manual, Trip Generation, Seventh Edition.  This publication sets forth trip generation data 
obtained by traffic counts conducted at research sites throughout the country.   

 

The analysis herein utilized the traffic generation number for detached senior housing units for 
the townhouse units because the ITE description of residents in detached senior housing 
communities appears to better correspond to the community that will reside at Kensington Estates 
than does the ITE description of Land Use Code 252 Senior Attached Housing.  According to the 
ITE trip generation manual, residents in detached senior adult housing communities are typically 
active, requiring little to no medical supervision.  This type of use would correspond to the age-
restricted units proposed in this project.  (Detailed descriptions of Land Use Codes 251, 252 and 
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210 are included in appendix C [of the TIS].)  The number of trips generated by Senior Housing 
Attached are significantly lower than those generated by Senior Housing Detached.  Therefore, 
the analysis contained herein reflects a conservative approach.   
 
A summary of the trip generation is shown in Table 3-7 and in Appendix C [of the TIS] as well.  
It is projected that, the proposed residential development will generate 35 trips during the AM 
peak hour (12 entering and 23 exiting), 47 trips during the PM peak hour (29 entering, 18 exiting) 
and 56 trips during the Saturday midday peak hour (33 entering, 23 exiting). 

 
 

TABLE 3-7 
TRIP GENERATION 

Time Period Distribution 
80 Senior Housing 
Detached units – 

ITE LUC 251 

3 Single Family 
Homes – 

ITE LUC 210 

Total 

Enter 9 3 12 
Exit 14 9 23 AM Peak Hour 

Total 23 12 35 
Enter 26 3 29 
Exit 16 2 18 PM Peak Hour 

Total 42 5 47 
Enter 26 7 33 
Exit 16 7 23 Saturday Midday  

Peak Hour 
Total 42 14 56 

Source: Trip Generation, 7th Edition, published by ITE 
 

Trip Distribution and Assignment 
The volume of site traffic that would travel through the study intersections during peak hours was 
distributed and assigned to each movement based on the existing roadway and travel patterns. 
The nature of the proposed land use and its associated travel patterns were considered as well.  
Figures 9 and 10 present the trip distribution for the age-restricted condominiums and the single 
family homes respectively. Figures 11, 12 and 13 depict the site generated volumes for the AM, 
PM and Saturday midday peak hours.   
 
 
Traffic Impact Analysis 
As stated previously, the intersection capacity and level-of-service (LOS) analyses were based on 
the procedures and guidelines presented in the Highway Capacity Manual (2000), published by 
the Transportation Research Board. SYNCHRO and SimTraffic were used to analyze the study 
intersections and provide a LOS measurement of the intersection operations. The six classes of 
LOS, ranging from LOS A (excellent) to F (worst), are defined in Appendix D. The following 
table illustrates the LOS summaries at the study intersections under the four build scenarios.  
 
Tables 3-8 through 3-11 illustrate the LOS summaries for the study intersections.  
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TABLE 3-8 

LEVEL OF SERVICE SUMMARY (SIGNALIZED INTERSECTIONS) – AM PEAK HOUR 
 

2010 No Build 
Condition  

2010 Build 
Condition 

(Scenario 1)  

2010 Build 
Condition 

(Scenario 2)  

2010 Build 
Condition 

(Scenario 3)  

2010 Build 
Condition 

(Scenario 4) 
Signalized 

 Intersections 
Approach/ 
Movement 

Delay LOS  Delay LOS  Delay LOS  Delay LOS  Delay LOS 

EB TR 13.1 B  14.0 B  14.1 B  14.5 B  15.8 B 

WB L 14.0 B  14.7 B  15.2 B  17.3 B  19.3 B 

 T 2.3 A  2.5 A  2.5 A  2.8 A  3.7 A 
NB LR 36.2 D  35.4 D  36.7 D  36.4 D  34.4 C 

Jericho Turnpike 
(NYS Route 25) at 
Plainview Road 

Overall  7.4 A  7.9 A  8.3 A  8.7 A  9.6 A 
EB L 20.0 C  22.0 C  23.7 C  25.2 C  27.2 C 
 TR 2.4 A  2.7 A  3.2 A  3.2 A  3.7 A 
WB L - -  15.5 B  15.5 B  15.5 B  15.5 B 
 TR 22.3 C  23.9 C  24.1 C  25.4 C  28.9 C 
NB LT      38.0 D  38.0 D  37.8 D  37.7 D 
 R      0.0 A  0.0 A  0.0 A  0.0 A 
Avery-SB LR 57.7 E  69.1 E  69.3 E  70.3 E  71.3 E 

West 
Gate-SB LR 58.3 E  64.1  E  64.2 E  69.4 E  74.7 E 

Jericho Turnpike 
(NYS Route 25) at 
Avery Road/West 
Gate Drive/Site 
Driveway 

Overall  21.4 C  23.7 C  23.9 C  25.2 C  27.9 C 
EB L 2.7 A  2.7 A  2.8 A  2.8 A  2.8 A 
 TR 2.7 A  2.7 A  2.8 A  2.8 A  2.8 A 
WB L 2.6 A  2.6 A  2.6 A  2.6 A  2.6 A 

 TR 4.1 A  4.2 A  4.3 A  4.4 A  4.5 A 

NB LTR 72.3 E  72.1 E  72.1 E  72.1 E  72.1 E 

SB LTR 23.1 C  23.1 C  23.1 C  23.1 C  23.1 C 

Jericho Turnpike 
(NYS Route 25) at 
Juneau Boulevard/ 
Windemere Way 

Overall  7.7 A  7.7 A  7.7 A  7.7 A  7.7 A 
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TABLE 3-9 

LEVEL OF SERVICE SUMMARY FOR (SIGNALIZED INTERSECTIONS) –  
PM PEAK HOUR 

2010 No Build 
Condition  

2010 Build 
Condition 

(Scenario 1)  

2010 Build 
Condition 

(Scenario 2)  

2010 Build 
Condition 

(Scenario 3)  

2010 Build 
Condition 

(Scenario 4) 
Signalized 

 Intersections 
Approach/ 
Movement 

Delay LOS  Delay LOS  Delay LOS  Delay LOS  Delay LOS 

EB TR 35.4 D  47.7 D  54.3 D  68.6 E  95.8 F 

WB L 64.3 E  74.5 E  79.6 E  84.6 F  88.9 F 

 T 3.8 A  3.1 A  3.0 A  3.2 A  3.6 A 
NB LR 38.9 D  36.1 D  36.9 D  37.4 D  35.9 D 

Jericho Turnpike 
(NYS Route 25) at 
Plainview Road 

Overall  27.2 C  34.7 C  38.9 D  47.6 D  63.7 E 
EB L 9.0 A  5.1 A  5.7 A  8.4 A  13.3 B 
 TR 5.4 A  9.1 A  10.8 B  15.9 B  37.0 D 
WB L - -  23.3 C  23.3 C  23.3 C  23.3 C 
 TR 18.4 B  19.8 B  20.0 C  20.3 C  21.8 C 
NB LT    36.2 D  36.2 D  36.2 D  36.2 D 
 R    0.0 A  0.0 A  0.0 A  0.0 A 
Avery-SB LR 60.3 E  79.3 E  80.8 E  82.3 F  83.8 F 

West 
Gate-SB LR 70.2 E  88.6 F  88.6 F  96.6 F  102.8 F 

Jericho Turnpike 
(NYS Route 25) at 
Avery Road/West 
Gate Drive/Site 
Driveway 

Overall  15.5 B  19.8 B  21.0 C  24.3 C  36.6 D 
EB L 2.7 A  2.7 A  2.7 A  2.7 A  2.7 A 
 TR 5.3 A  5.3 A  5.5 A  5.7 A  5.8 A 
WB L 3.5 A  3.5 A  3.6 A  3.8 A  3.9 A 

 TR 3.2 A  3.2 A  3.3 A  3.3 A  3.3 A 

NB LTR 77.7 E  77.5 E  77.5 E  77.6 E  77.5 E 

SB LTR 25.4 C  25.4 C  25.4 C  28.5 C  25.4 C 

Jericho Turnpike 
(NYS Route 25) at 
Juneau Boulevard/ 
Windemere Way 

Overall  8.7 A  8.7 A  8.7 A  8.7 A  8.7 A 
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TABLE 3-10 
LEVEL OF SERVICE SUMMARY FOR (SIGNALIZED INTERSECTIONS)  SATURDAY MIDDAY PEAK HOUR 

 

2010 No Build 
Condition  

2010 Build 
Condition 

(Scenario 1)  

2010 Build 
Condition 

(Scenario 2)  

2010 Build 
Condition 

(Scenario 3)  

2010 Build 
Condition 

(Scenario 4) 
Signalized 

 Intersections 
Approach/ 
Movement 

Delay LOS  Delay LOS  Delay LOS  Delay LOS  Delay LOS 

EB TR 12.6 B  13.9 B  14.2 B  16.1 B  16.6 B 

WB L 11.4 B  14.5 B  15.8 B  16.4 B  18.6 B 

 T 1.6 A  1.9 A  1.6 A  2.0 A  2.2 A 
NB LR 38.1 D  37.0 D  38.9 D  36.5 D  36.5 D 

Jericho Turnpike 
(NYS Route 25) at 
Plainview Road 

Overall  9.0 A  10.0 A  10.7 B  11.6 B  12.1 B 
EB L 1.8 A  1.2 A  1.4 A  2.4 A  3.5 A 
 TR 0.7 A  1.6 A  1.9 A  2.3 A  2.5 A 
WB L - -  15.1 B  15.3 B  15.7 B  15.9 B 
 TR 13.0 B  14.3 B  14.5 B  16.3 B  16.7 B 
NB LT    41.0 D  40.8 D  40.2 D  39.8 D 
 R    0.0 A  0.0 A  0.0 A  0.0 A 
Avery-SB LR 58.1 E  65.6 E  65.5 E  65.3 E  65.6 E 

West 
Gate-SB LR 56.1 E  63.2 E  63.6 E  66.0 E  69.0 E 

Jericho Turnpike 
(NYS Route 25) at 
Avery Road/West 
Gate Drive/Site 
Driveway 

Overall  12.5 B  14.3 B  14.3 B  15.5 B  16.0 B 
EB L 3.0 A  3.0 A  3.0 A  3.0 A  3.1 A 
 TR 3.4 A  3.4 A  3.5 A  3.6 A  3.7 A 
WB L 2.8 A  2.8 A  2.9 A  2.9 A  2.9 A 

 TR 3.7 A  3.7 A  3.8 A  3.8 A  3.9 A 

NB LTR 71.7 E  71.3 E  71.3 E  71.3 E  71.3 E 

SB LTR 21.4 C  21.4 C  21.4 C  21.4 C  21.4 C 

Jericho Turnpike 
(NYS Route 25) at 
Juneau Boulevard/ 
Windemere Way 

Overall  7.9 A  7.9 A  7.9 A  7.9 A  7.9 A 
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TABLE 3-11 

LEVEL OF SERVICE SUMMARY FOR (UNSIGNALIZED INTERSECTIONS) 
 

AM Peak Hour PM Peak Hour 

Saturday 
Midday Peak 

Hour 

Location 
(Unsignalized 
 Intersections) 

 

Approach 
Movmnt. 

LOS Delay LOS Delay LOS Delay 

NB-LT A 0.4 A 0.4 A 0.3 
Existing 

EB-LR A 9.8 B 10.4 A 9.4 

NB-LT A 0.3 A 0.4 A 0.2 
No Build 

EB-LR A 9.9 B 10.6 A 9.4 

NB-LT A 0.3 A 0.4 A 0.2 Build 
Scenario 1 EB-LR B 10.0 B 10.7 A 9.5 

NB-LT A 0.3 A 0.4 A 0.2 Build 
Scenario 2 EB-LR B 10.1 B 10.8 A 9.6 

NB-LT A 0.3 A 0.4 A 0.2 Build 
Scenario 3 EB-LR B 10.2 B 10.9 A 9.7 

NB-LT A 0.3 A 0.4 A 0.2 

Plainview Road and 
Orchard Drive 

Build 
Scenario 4 EB-LR B 10.3 B 11.0 A 9.7 

 Notes:  LOS = Level of Service, Delay = seconds/vehicle 
 
Jericho Turnpike and Plainview Road  
During the No Build Condition, the signalized intersection of Jericho Turnpike and Plainview 
Road operates at LOS A during the weekday AM and Saturday midday peak hours and at LOS C 
during the weekday PM peak hour. It can be seen from the review of Tables 3-8, 3-9 and 3-10 
that, if only the proposed Kensington Estates project is constructed in the study area (Build 
Scenario 1), this intersection will continue to operate at the No Build LOSs.  With the 
construction of the Kensington Estates project and the other planned projects (Votypka, 
Woodbury Country Club and The Preserve) in the study area (Build scenario 2), the intersection 
will continue to operate at the No Build LOS during the AM peak hour and will change from 
LOS C to D (11.7 second increase in delay) during the PM peak hour and from LOS A to B (an 
imperceptible 1.7 seconds increase in delay) during the Saturday midday peak hour. With the 
construction of the other planned projects and the Cold Spring Harbor residential development 
(scenarios 3 and 4), the LOS at the intersection will remain at LOS A for the AM peak hour, and 
change from LOS C to D under scenario 3 and from LOS C to E under scenario 4 during the PM 
peak hour and from LOS A to B during the Saturday midday peak hour.  If Votypka, Woodbury 
Country Club, the Preserve and Cold Spring Harbor are all developed, the LOS condition of this 
intersection could be improved by widening Avery Road to provide one left turn lane and a 
shared through/right turn lane with some signal timing modifications.  An analysis of this road 
improvement is shown on Table 3-12. 
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TABLE 3-12 

LEVEL OF SERVICE SUMMARY WITH POTENTIAL FUTURE WIDENING OF AVERY ROAD- 
PM Peak Hour 

2010 No Build 
Condition  

2010 Build 
Condition 

(Scenario 1)   

2010 Build 
Condition 

(Scenario 2)  

2010 Build 
Condition 

(Scenario 3)  

2010 Build 
Condition 

(Scenario 4)  
Signalized 

 Intersections 
Approach/ 
Movement 

Delay LOS  Delay LOS  Delay LOS  Delay LOS  Delay LOS 

EB TR 35.4 D  36.1 D  39.4 D  52.7 D  69.1 E 

WB L 64.3 E  69.8 E  73.5 E  76.7 E  78.3 E 

 T 3.8 A  3.0 A  3.0 A  3.2 A  3.5 A 
NB LR 38.9 D  41.9 D  43.2 D  43.4 D  42.5 D 

Jericho Turnpike 
(NYS Route 25) at 
Plainview Road 

Overall  27.2 C  28.1 C  30.4 C  38.5 D  48.1 D 
EB L 9.0 A  4.5 A  5.2 A  8.7 A  10.4 B 
 TR 5.4 A  7.4 A  8.1 A  10.6 B  17.5 B 
WB L - -  22.9 C  22.6 C  22.9 C  23.1 C 
 TR 18.4 B  16.7 B  16.9 B  17.4 B  18.3 B 
NB LT    41.9 D  41.8 D  41.8 D  42.0 D 
 R    0.0 A  0.0 A  0.0 A  0.0 A 

LR 60.3 E             
Avery-SB 

L    56.4 E  56.0 E  55.7 E  58.6 E 
 TR    56.8 E  57.2 E  58.1 E  63.1 E 

West 
Gate-SB LR 70.2 E  63.2 E  63.2 E  63.6 E  63.6 E 

Jericho Turnpike 
(NYS Route 25) at 
Avery Road/West 
Gate Drive/Site 
Driveway 

Overall  15.5 B  15.5 B  16.0 B  17.7 B  22.1 C 
 
 
Jericho Turnpike and Avery Road/West Gate Drive/Site Driveway 
In the No Build Condition, the signalized intersection of Jericho Turnpike and Avery Road/West 
Gate Drive operates at LOS C during the weekday AM peak hour and at LOS B during the 
weekday PM and Saturday midday peak hours.  All the approach movements to this intersection 
currently operate at LOS C or better except for the southbound Avery Road approach and 
southbound West Gate Drive approach that operate at LOS E during the AM, PM and Saturday 
midday peak hours.  

 
As previously mentioned, the Build analyses at this location is based on the NYSDOT 
recommended widening of NYS Route 25 between Avery Road and Plainview Road and the 
modification of the traffic signal to accommodate the proposed site access opposite Avery Road.  
It can be seen from the review of Tables 6, 7 and 8 [of the TIS] that, if only the proposed 
Kensington Estates project is constructed in the study area (Build Scenario 1), this intersection 
will continue to operate at the same LOSs as in the No Build Condition.  

 
With the construction of Kensington Estates as well as Votypka, Woodbury Country Club and 
The Preserve (Build Scenario 2), the intersection will continue to operate at the No Build LOS 
conditions during the AM and Saturday midday peak hours and will change from LOS B to C 
with only a 5.5 second increase in delay during the PM peak hour.  With the further addition of 
the Cold Spring residential development (scenarios 3 and 4), the LOS for the AM and Saturday 
midday peak hours will continue to remain at the No Build levels, while the PM peak hour LOS 
would be LOS C (only an 8.8 seconds increase in delay from the No Build condition) under 
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scenario 3 and LOS D (a 21.1 second increase in delay) under scenario 4. These PM changes in 
LOS are primarily due to the change in the LOS of the southbound Avery Road and southbound 
West Gate Drive approaches from LOS E to LOS F. (See Table 7 [of the TIS]).  Widening Avery 
Road to provide one left turn lane and a shared through/right turn lane with some signal timing 
modifications would sufficiently mitigate that PM. LOS condition in Scenarios 3 and 4, as 
reflected in Table 9 [of the TIS].  (Table 9 does not include the AM and Saturday peak periods 
because no further mitigation will be required for those peak periods even if Votypka, Woodbury 
Country Club, the Presence and Cold Spring Harbor are all also developed.)   
 

With regard to NYSDOT’s recommended widening of NYS 25 between Avery Road and Plainview 
Road, Kensington Estates will not add any traffic on the eastbound NYS Route 25 left turn lane at Avery 
Road and will add only 5, 6 and 7 vehicles on the westbound NYS Route 25 left turn lane at Plainview 
Road during the weekday AM, weekday PM and midday Saturday peak hours respectively.  A 
comparison of traffic conditions at this intersection with and without the widening of Jericho Turnpike 
shows that the Kensington Estates project would not impact this intersection even without the widening of 
NYS Route 25.  (See Tables 10, 11 and 12 [of the TIS]).  Therefore, since the Kensington Estates project 
by itself does not justify widening NYS Route 25 to provide increased left turn storage eastbound and 
westbound, applicant should not be required to undertake or fund the widening of NYS Route 25.  
However, the applicant is willing to dedicate land along the site frontage if NYSDOT intends to 
implement this action.  It is important to note that the widening of NYS Route 25 will need additional 
dedication of land from the properties to the east and west of the Kensington Estate property.  Hence the 
NYSDOT will need to request the dedication from the owners of those properties.   

 
 
Jericho Turnpike and Juneau Boulevard/Windermere Way  
For the No Build Condition, the signalized intersection of Jericho Turnpike and Juneau 
Boulevard/Windermere Way operates at LOS A during the analyzed peak periods. After the 
completion of the projects, the intersection will continue to operate at No Build LOS Conditions 
during the analyzed peak periods.   
 
Plainview Road and Orchard Drive  
For the No Build Condition, the northbound left turn movement at the stop-controlled intersection 
of Plainview Road and Orchard Drive will operate at LOS A during the weekday AM, weekday 
PM and Saturday midday peak hours. The eastbound Orchard Drive approach operates at LOS A 
during the weekday AM and Saturday midday peak hours and at LOS B during the PM peak 
hour. After the completion of the project, the intersection will continue to operate at No Build 
LOS Condition during the analyzed peak periods for each of the other scenarios, except for the 
eastbound approach that change from LOS A to LOS B during the AM peak hour for each of the 
other scenarios. Table 3-11 summarizes the results of the analysis of this intersection.   

 
Conclusion 
Nelson & Pope has investigated the potential traffic impacts associated with the proposed 
application to construct 80 age-restricted condominiums and 3 single family homes at the 
southeast quadrant of the intersection of Plainview Road at Jericho Turnpike in the Towns of 
Oyster Bay in Nassau County and Huntington in Suffolk County. The site is located in both 
Nassau and Suffolk Counties. The following is a summary of this investigation and the findings 
thereof: 
 
1. The following intersections were included in this study: 

 Jericho Turnpike (NYS Route 25) at Avery Road (County Line Road)/West Gate Drive 
 Jericho Turnpike (NYS Route 25) at Plainview Road 
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 Jericho Turnpike (NYS Route 25) at Juneau Boulevard/Windermere Way 
 Plainview Road at Orchard Drive 

 
2. Existing volumes were counted in July and November 2006 and in May 2007 during the 

weekday AM, PM and Saturday midday peak hours. Future No Build traffic volumes were 
determined by applying a 1.0% NYSDOT annual growth factor to the existing traffic 
volumes.  The site-generated traffic was estimated and distributed to the study intersections 
and then added to the No Build traffic volumes to generate the future Build traffic volumes. 

 
3. The proposed age-restricted residential development is projected to generate 35 trips during 

the AM peak hour (12 entering, 23 exiting), 47 trips during the PM peak hour (29 entering, 
18 exiting) and 56 trips during the Saturday midday peak hour (33 entering and 23 exiting). 

 
4. As requested by NYSDOT, the access to the proposed residential development will be 

provided via a full movement driveway directly opposite Avery Road to form the northbound 
leg at the intersection of Jericho Turnpike and Avery Road.  

 
5. As requested by the Towns of Huntington and Oyster Bay, the following four (4) build 

scenarios were analyzed. 
 

o The first build scenario will add to the No Build condition only Kensington Estates 
Traffic. The analyses of this scenario will identify the impacts that will be created on the 
roadway network, if only Kensington Estates is built. 

o The second build scenario will add to the No Build condition, traffic from the proposed 
Kensington Estates, Votypka, Woodbury Country Club and The Preserve developments. 
The analyses of this scenario will identify the traffic impacts that will be created on the 
roadway network, if all these proposed projects are built.  

o The third build scenario will add to the second build scenario, traffic from the pending 
Cold Spring development evaluated as R 40 residential zoning (135 single family 
homes). These analyses will identify the traffic impacts that will be created on the 
roadway network if all the proposed projects and the pending Cold Spring development 
(evaluated as R 40 residential) are built. 

o The fourth build scenario will add to the second build scenario, traffic from the pending 
Cold Spring development evaluated as R 20 residential zoning (260 single family 
homes). These analyses will identify the traffic impacts that will be created on the 
roadway network if all the proposed projects and the pending Cold Spring development 
(evaluated as R 20 residential) are built. 

 
6.  The signalized intersection of Jericho Turnpike and Plainview Road operates at LOS A 

during the weekday AM and Saturday midday peak hours and at LOS C during the weekday 
PM peak hour for the No Build Condition. It can be seen from the review of Tables 6, 7 and 8 
that, if only the proposed Kensington Estates project is constructed in the study area (Build 
Scenario 1), this intersection will continue to operate at the No Build LOSs.  With the 
construction of the Kensington Estates project and the other planned projects (Votypka, 
Woodbury Country Club and The Preserve) in the study area (Build scenario 2), the 
intersection will still operate at the No Build LOS during the AM peak hour and will change 
from LOS C to D (11.7 second increase in delay) during the PM peak hour and from LOS A 
to B (an imperceptible 1.7 seconds increase in delay) during the Saturday midday peak hour. 
With the construction of the other planned projects and the Cold Spring Harbor residential 
development, the LOS at the intersection will change from LOS C to D (for Scenario 3) and 
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from LOS C to E (for Scenario 4) during the PM peak hour and from LOS A to B (Scenarios 
3 and 4) during the Saturday midday peak hour.  

 
7. The signalized intersection of Jericho Turnpike and Avery Road/West Gate Drive operates at 

LOS C during the weekday AM peak hour and at LOS B during the weekday PM and 
Saturday midday peak hours for the No Build Condition. All the approach movements to this 
intersection currently operate at LOS C or better except for the southbound Avery Road 
approach and southbound West Gate Drive approach that operate at LOS E during the AM, 
PM and Saturday midday peak hours. It can be seen from the review of Tables 6, 7 and 8 [of 
the TIS] that, if only the proposed Kensington Estates project is constructed in the study area 
(Build Scenario 1), this intersection will continue to operate at No Build LOSs.   With the 
construction of the Kensington Estates project and the other planned projects (Votypka, 
Woodbury Country Club and The Preserve) in the study area (Build Scenario 2), the 
intersection will continue to operate at No Build LOSs during the AM and Saturday midday 
peak hours and will change from LOS B to C with an overall increase in delay of only 5.5 
seconds during the PM peak hour. With the construction of the other planned projects and the 
Cold Spring residential development (scenarios 3 and 4), the No Build LOS will be 
maintained except for the PM peak hour LOS that will change from LOS B to C (only 8.8 
seconds increase in delay) under scenario 3 and from LOS B to D (21.1 second increase in 
delay) under scenario 4. These PM changes in LOS are primarily due to the change in LOS at 
the southbound Avery Road and southbound West Gate Drive approaches from LOS E to 
LOS F.  If all of those other projects proceed in the future, the PM peak hour LOS could be 
improved by widening Avery Road to provide one left turn lane and a shared through right 
turn lane with some signal timing modifications.  

 
8. As previously mentioned, the build analyses at this location is based on the NYSDOT  

recommended widening of NYS Route 25 between Avery Road and Plainview Road and the 
reconstruction of the traffic signal to accommodate the proposed site access opposite Avery 
Road.  However, Kensington Estates will not add any traffic on the eastbound NYS Route 25 
left turn lane at Avery Road and will add only 5, 6 and 7 vehicles on the westbound NYS 
Route 25 left turn lane at Plainview Road during the weekday AM, weekday PM and midday 
Saturday peak hours respectively. A comparison of traffic conditions at this intersection with 
and without the widening of Jericho Turnpike show shows that, the Kensington Estates 
project would not impact this intersection even without the widening of NYS Route 25.  (See 
Tables 10, 11 and 12 [of the TIS]). 

 
9. After the completion of the project, the intersection of Jericho Turnpike (NYS Route 25) at 

Juneau Boulevard/Windermere Way will continue to operate at No Build LOS A during the 
weekday AM, PM and Saturday midday peak hours under scenarios 1, 2, 3 and 4.  

 
10. After the completion of the project, the southbound Plainview Road left turn movement at the 

intersection of Plainview Road and Site Driveway will operate at LOS A during the weekday 
AM, PM and Saturday midday peak hours. The westbound Site Driveway approach will 
operate at LOS A during the weekday AM and Saturday midday peak hours and at LOS B 
during the weekday PM peak hour.  

 
 

Based on our Traffic Impact Study as detailed in the body of this report, it is the professional 
opinion of Nelson & Pope that the construction of the proposed age-restricted residential 
development will not create significant impacts on the adjacent street network. Any traffic 
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impacts that may be created by the construction of the Kensington Estates project and all other 
planned projects within the study area could be mitigated by the proposed mitigations detailed in 
the body of this report. 

 
 
3.2.3 Proposed Mitigation  
 
The proposed age-restricted residential development will not create significant impacts on the 
adjacent street network.  The TIS prepared for this proposed age-restricted residential 
development estimates that it will generate 35 trips during the AM peak hour (12 entering, 23 
exiting), 47 trips during the PM peak hour (29 entering, 18 exiting) and 56 trips during the 
Saturday midday peak hour (33 entering, 23 exiting).  Any traffic impacts that may be created by 
the construction of the Kensington Estates project and all other planned projects within the study 
area could be mitigated by the proposed mitigations previously detailed in the body of the TIS as 
well as item 7 in the TIS Conclusions, above.  It is noted that a westbound left turn lane into the 
proposed development (see Preliminary Site Plan, Pocket 1) and associated traffic signal 
modifications is proposed to mitigate any potential impacts the project may have on traffic.   
 
 
3.3 Community Services 
 
The various community services relevant to the project site include schools, police, fire and 
ambulance, water supply, solid waste disposal, parks and recreation services and energy/utility 
service providers.  Each service provider was contacted to inform them of the project and obtain 
input with respect to their service capabilities.  Appendix G contains the related correspondence 
with community service providers regarding facilities, services and conditions.  Information 
provided in these responses is included in the following subsections.  Also identified herein is the 
existing tax structure, existing and anticipated future tax revenue. 
 
3.3.1 Existing Conditions 
 
Taxes 
Based on the Town Statement of Taxes for the year 2007-08, the total property tax paid for the 
three-lot site was $57,576. Table 3-12 provides a summary of the distribution of tax revenues 
and total taxes paid to each taxing jurisdiction based on the 2007-08 tax bills for the properties.   
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TABLE 3-13 
PROPERTY TAXES- EXISTING CONDITIONS 

 HUNTINGTON OYSTER BAY 

District 

 
Tax Rate 
($/$100 

assessed) 

Existing 
Taxes ($/yr) 

 
Tax Rate 
($/$100 

assessed) 

Existing 
Taxes ($/yr) 

School District- South 
Huntington 190.89 15,268.80   

Library District- South 
Huntington 11.258 900.64   

County  2.177 174.16   
County Police District 28.427 2,274.16   
Town/ Pt. Town 9.312 744.96   
Highway Tax 10.018 801.44   
Lighting District- Town 
Wide 1.209 96.72   

NYS Real Property Tax 
Law 2.587 206.96   

Open Space Bonds I & 
II 1.326 106.08   

Refuse District 376.6 376.60   
Fire District- 
Huntington Manor 8.199 655.92   

Ambulance District- 
Huntington 2.268 181.44   

County General 
Purpose   21.10 969.97 

Nassau Community 
College   6.852 314.98 

General Town   11.8010 542.49 
County Police 
Headquarters   38.529 1,771.18 

Fire prevention   2.162 99.39 
County environmental 
bond fund   1.042 47.90 

County Police    49.521 2,249.48 
Building Zoning 
Planning mem day   2.265 104.13 

Town Highway   24.282 1,116.25 
Unicorp area public 
parking district   1.617 74.33 

Town Lighting District   3.096 142.32 
Jericho water district   .521 23.95 
Solid waste disposal 
district   10.163 467.19 

Syosset park district   9.532 438.19 
Syosset fire district   18.90 868.83 
Unicorp drainage 
district 1   5.112 235.00 

School tax   554.612 25,495.51 
Library tax   17.98 826.54 
Total -- $21,787.88 -- $35,787.63 
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Educational Services 
The subject property is located in both the South Huntington Union Free School District and the 
Syosset Central School District.  The enrollment within the districts for the 2006-07 school year 
was 6,758 students in South Huntington and 7,693 students in Syosset.  Figure 3-4 shows the 
location of the schools in reference to the project site.   
 
South Huntington School District includes seven schools including two primary centers, two 
intermediate schools, two middle schools and one high school.  Syosset Central School District 
includes 10 schools including seven elementary schools, two middle schools and one high 
school.   
 
Based on the 2007-08 tax bills, the subject site generated a total of approximately $41,591 in 
property tax revenue for the two school districts ($15,268 for South Huntington and $26,322 for 
Syosset).  A weighted average was taken for general education and special education students 
using the New York State School Report Card Fiscal Accountability Supplement to determine 
the expenditure per pupil for each school district.  It was determined that the average expenditure 
per pupil, based on the most recent data available for the 2006-2007 school years, was $17,701 
for South Huntington and $21,632 for Syosset.   
 
Police Protection 
Figure 3-5 shows the location of the public safety services in reference to the project. The 
subject site lies within the Suffolk County Police Department (SCPD) Second Precinct and the 
Nassau County Police Department (NCPD) Second Precinct.  Precinct offices are located on 
1071 Park Avenue, Huntington and 770 Jericho Turnpike, Woodbury, respectively.  
 
The current police protection demand of the project site is limited to ordinary patrol and response 
to nuisance calls.  Funding for police protection is received through property taxes placed on 
lands within both counties.  Based on the 2007-08 tax rates, the subject site generates 
approximately $2,274.16 in annual property tax allocations to the SCPD and approximately 
$2,249 to the NCPD. 
 
Fire Protection and Ambulance Services 
Figure 3-5 shows the locations of fire protection services for the subject site. Fire protection and 
ambulance service for the site are provided by the Huntington Manor Fire Department and 
Syosset Fire Department, whose nearest stations are currently located on 2100 New York 
Avenue (corner of New York Avenue and East 23rd Street) in Huntington Station and 50 Cold 
Spring Road in Syosset, respectively. 
 
Additional Huntington Manor Fire Stations are located at 1650 New York Avenue (corner of 
New York Avenue and East 13th Street and 813 East Jericho Turnpike (corner of East Jericho 
Turnpike and Totem Avenue).  Additional Syosset Fire Stations are located at 156 Woodbury 
Road and 205 South Oyster Bay Road.   
 
Funding for fire protection is received through property taxes placed on lands within the fire 
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districts. During the 2007-08 tax year, the subject property generates $655.92 for the Huntington 
Manor Fire Department and $869 for the Syosset Fire Department.   
 
Huntington Community First Aid Squad provides medical/ambulance service for the site.  
Headquarters is located approximately 3.6 miles from the subject site at 2 Railroad Avenue, 
Huntington Station.   
 
Water Supply 
The site and the adjacent area are presently served with water from the South Huntington Water 
District.  The South Huntington Water District 2006 Drinking Water Quality Report provides 
information on the public water supply for the area including the subject site.  The population 
served by the South Huntington Water District for 2006 was 81,760.  The source of water for the 
District is groundwater pumped from 21 wells located throughout the community.  Generally, the 
water quality of the aquifer is good to excellent, although there are localized areas of 
contamination. 
 
Water from the South Huntington Water District has elevated levels of nitrates, but well below 
the maximum contaminant level of 10.0 parts per million (ppm).  The source of the nitrates is the 
nitrogen in fertilizers and from on-site septic systems.   
 
The total amount of water withdrawn from the aquifer was 3.63 billion gallons, of which 
approximately 91.1% was billed directly to the consumers.  The water district continued to 
implement a water conservation program in order to minimize unnecessary water use.  The 
pumpage for 2006 was 5% less than in 2005.  This could possibly be attributed to the cooler and 
wetter weather that occurred during the summer of 2006 compared to 2005.   
 
Jericho Water District serves Oyster Bay in the vicinity of the subject site.  However, it is not 
presently providing water to the site as the hook-up is located within the jurisdiction of the South 
Huntington Water District.   
 
The 2006 Annual Drinking Water Quality Report for 2006 indicates that all water within the 
Jericho Water Districts is pumped from 24 wells located throughout the District on 15 different 
well sites.  Seven wells are located in Syosset, three are in Woodbury, one is in Laurel Hollow, 
two are in Jericho, 6 are in Muttontown, four are in Brookville and one is in Glen Head.  23 of 
the wells are pumping from the Magothy Aquifer and one well is pumping from the Lloyd 
Aquifer.  Six storage tanks have a total storage capacity of 12.4 million gallons with usable 
storage capacity of 8.79 million gallons.  The District covers 37 square miles and maintains 353 
miles of mains.   
 
The source water assessment has rated most of the wells as having a high susceptibility to 
industrial solvents and a high susceptibility to nitrates.  The very high susceptibility to industrial 
solvents is due primarily to point sources of contamination related to transportation routes and 
commercial/industrial facilities and related activities in the assessment area.  The high 
susceptibility to nitrate contamination is attributable to the sewered discharge of sanitary waste; 
residential and commercial land use and related practices in the assessment area, including 
fertilizing lawns. 
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Solid Waste Disposal 
The Town of Huntington and the Town of Oyster Bay collects and manages municipal (i.e., non-
hazardous) solid waste generated within each respective Town.  The project site lies within the 
Town of Huntington refuse district 14.  However, the property owner utilizes a private hauler for 
their solid waste.  A six cubic yard (CY) dumpster is on-site for solid waste disposal, which gets 
picked up once every other week.   
 
As the site operates as a horse farm, waste in the form of manure is generated.  The property 
owner has an agreement with the company who provides hay delivery, which transports the 
manure to upstate, New York where it gets mixed with woodchips from the wood carving 
business, also transported from the subject property, and is then sold as mulch.   
 
Public Parks and Recreational Facilities 
The subject site is a source of private recreation for users of the active horse farm and ranch.  
The horse farm provides services in the form of sale of horses, riding lessons, horse boarding, 
clinics and host private pony and petting zoo parties.    
 
West Hills County Park is located in relative proximity to the east of the subject site.  Several 
private golf courses are also located in the vicinity.  
 
Energy Services 
LIPA is the local provider of electricity in the vicinity of the site. National Grid maintains a 2-
inch plastic gas service line beneath West Gate Road, directly across from the project site.   
 
 
3.3.2 Anticipated Impacts 
 
Taxes 
In order to quantify the tax impact of the proposed development, it is first necessary to estimate 
its assessed value.  Based on a preliminary estimate of the market value, it is estimated that the 
units will range in sales price from $765,500 to $1,080,000 and the single family dwellings will 
have an approximate sale price of $1,495,000.  The proposed affordable age restricted units will 
have a sales price to be determined by the Town of Huntington at the time they are offered for 
sale.  At this time, Huntington is working with the Long Island Housing Partnership to draft new 
provisions for affordable housing in the Town.  Based on a two-person family size and the 
current Nassau-Suffolk two-person family income, using current dollars, it is estimated that 
approximate sales prices for affordable units could be as low as $142,000.  Use of this figure 
provides a basis for conservative analysis.  Final sales prices will be determined by the Town of 
Huntington at the time of sale or project approvals.  It is also noted that all tax levies will be 
determined by the respective sole assessor of the Towns Huntington and Oyster Bay, and as a 
result, the analysis provided herein is the best available estimation of tax revenue using a market 
based method.  
 
The proposed project will significantly increase the assessed value of the project site, with the 
result that the property taxes generated here will be substantially increased.  Table 3-13 presents 
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an estimated tax generation for the proposed project, along with the estimated school tax revenue 
generated from the proposed project.  It is estimated that the proposed project will generate 
approximately $850,241 in tax revenue, an increase of $792,665 annually.  It is noted that this 
estimate takes into account that the units will be assessed as condominiums.  This property tax 
increase will be sufficient to offset a portion of the increased costs to public agencies to provide 
services to the site.  

TABLE 3-14 
PROPERTY TAXES- PROPOSED CONDITIONS 

Kensington Estates  Number of 
Units 

Estimated Taxes 
per Unit Type Total Taxes School Tax 

Revenue 
Town of Huntington     
A: 2 BR, 1 den end 
townhouse 24 $11,619.90 $278,877.64  $198,873.07  

B-1: 2 BR Interior 1st floor 
flat 2 $8,230.76 $16,461.53  $9,207.16  

B-1: Affordable 2 BR 
Interior 1st floor flat 6 $1,534.53 $9,207.16  $6,565.80  

B-2: 2 BR Interior 2nd floor 
flat 8 $9,629.46 $77,035.64  $54,935.62  

C-1: 2 BR, End 1st floor flat 6 $8,876.31 $53,257.88  $37,979.23  
C-2:  2 BR End 2nd floor flat 6 $9,952.23 $59,713.38 $42,582.77 
D:  2 BR, 1 den Interior 
townhouse 14 $10,710.75 $149,950.53  $106,932.64  

HUNTINGTON TOTAL 66 -- $644,503.76  $459,608.16  
Town of Oyster Bay     
A: 2 BR, 1 den end 
townhouse 6 $12,621.21 $75,727.26 $53,908.29 

B-1: 2 BR Interior 1st floor 
flat 4 $8,940.02 $35,760.09 $25,456.69 

B-2: 2 BR Interior 2nd floor 
flat 4 $10,459.24 $41,836.97 $29,782.66 

Single Family House 3 $17,471.03 $52,413.08 $37,311.52 
OYSTER BAY TOTAL 17 -- $205,737.40 $146,459.16 
PROJECT TOTAL 83  $850,241.16 $606,067.33 
 
 
Educational Services 
The impact of any project upon the school district in which it is located depends on the number 
of school-age children that will be generated, offset by increased tax revenues and the ability of 
the school district to provide educational services for these children.  The ability of a school 
district to handle increased demand for educational services depends primarily upon the 
adequacy of long-term planning within the district, in combination with increased tax revenue 
generated from commercial and industrial uses to strengthen the tax base of the community.  
Age-restricted housing is beneficial for school districts, as they generate a substantial amount of 
tax revenue for the district, while at the same time generating no additional school children.  
There will be no school age children generated as a result of the proposed age restricted multi-
family project.  As a result, all tax revenue generated for the school district will be available for 
other purposes.  To estimate the number of school-aged children that would likely be generated 
by the single family dwellings associated with the proposed project, multipliers supplied by 
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Rutgers University, Center for Urban Policy Research were used [1.05 children/single family 
detached dwelling (4-bedroom with a value greater than $329,500)] (Burchell et al, 2006).  
Therefore, the three single family houses proposed in Oyster Bay will generate approximately 
four school age children.  Based on the expenditure to educate each student in the Syosset School 
District ($21,632 per pupil), the annual cost to educate the projected four school aged children 
would be $86,528.  
 
The South Huntington School District will receive approximately $459,608 and the Syosset 
School District will receive approximately $146,459 in annual tax benefits as a result of the 
project.  This represents an increase over existing tax revenues of $444,339 and $120,963 to each 
district, respectively.  The South Huntington School District will receive that substantial increase 
in tax revenue without incurring any additional expenditure to educate school age children.  In 
the Town of Oyster Bay, the additional costs to be incurred by the Syosset School District are 
outweighed by the additional tax revenue.  There will be a net gain of $59,931/year after the cost 
to educate the estimated four children that will occupy the single family homes (±$86,528/year) 
is deducted from the estimated $146,459 annual tax contribution to the Syosset School District.   
 
Police Protection 
It is not anticipated that the proposed project would have a significant adverse impact on the 
patrol responsibilities of the SCPD or NCPD for security/safety purposes.  While the potential 
need for police services to the site would be increased by the residential character of the site, this 
increase would not in itself be a significant added burden on patrol activities, as this use does not 
generate much potential need for response.  Based on the applicable 2007-2008 tax rates, it is 
estimated that the proposed project would generate about $68,455 per year in taxes allocated to 
the SCPD and $10,182 for NCPD (including tax revenues generated for the county police 
headquarters), which would offset increased costs to provide this increased patrol need.  This 
represents a $66,180 and $8,411 increase, respectively, over existing taxes generated on the site. 
 
Units within and under the taxing jurisdiction of Suffolk County and Nassau County, will be 
serviced by the SCPD or NCPD, respectively.  One emergency access location is provided for 
the site, located in the northwest corner off of Plainview Road in the vicinity north of the 
recreation building.   
 
Correspondence from the SCPD recommends that the developer make contact with their 
Information Technologies Section to ensure that the Enhanced-911 system is programmed 
properly so that all 911 calls originating from units within Suffolk County are properly routed to 
their Communications Section.  They referred to unit 124, which lies partially within Suffolk 
County and Nassau County, though the majority is within Suffolk County.  Recommendation 
was made to determine the proper agency to respond to any units that straddle the Suffolk-
Nassau County border and in what county they would be considered to be situated for tax 
purposes.  All housing units will be assigned a numerical street address for E-911 compliance. 
 
Correspondence from the NCPD indicates that the subject site originally experienced extensive 
problems with the implementation of the 911 emergency telephone system.  Hardwired 
telephones should be programmed to be routed to the appropriate jurisdiction as the majority of 
police responses are 911 generated.   
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All issues with regard to 911 emergency response and jurisdiction will be worked out with both 
SCPD and NCPD during site plan review. 
 
Fire Protection and Ambulance Services 
Similar to police protection, it is not anticipated that the proposed project would have a 
significant adverse impact on the Huntington Manor or Syosset Fire Departments.  It is 
anticipated that the taxes generated by the project would be enough to offset any increase in 
potential costs to either department.   
 
Similar to police services, units within and under the taxing jurisdiction of Suffolk County and 
Nassau County, will be serviced by either the Huntington Manor or Syosset Fire Department, 
respectively.  One emergency access location is provided for the site, located in the northwest 
corner off of Plainview Road in the vicinity north of the recreation building.   
 
The project would incrementally increase the potential need for fire protective services, though 
this increased potential need would not in itself be a significant added burden on the department.  
This is due to the projects adherence to the NYS Fire Code in construction, and the anticipated 
use of fire-resistant building materials, sprinklers and smoke/fire alarms and detectors.  Based on 
the applicable 2007-2008 tax rates, it is estimated that the proposed project would generate an 
estimated $19,744 and $4,995 per year in taxes allocated to the Huntington Manor and Syosset 
Fire Departments, respectively, which would offset a portion of the increased potential costs to 
the department.  This represents a $19,088 and $4,126 increase, respectively, over existing taxes 
generated on the site. 
 
The Huntington Manor Fire District contains four pumpers, two quints, two ladder truck and 
three rescue trucks to provide fire protection to the site.  Correspondence from them indicates 
that a Knox Box keyed to Huntington Manor’s specifications is required at the gated entrance to 
provide keyed access to the site.  The Syosset Fire Department has provided a response letter 
(see Appendix G) which indicates the locations of the Departments three fire stations that could 
service the property.  The Syosset Fire Department headquarters contains two class A pumper 
trucks, a heavy rescue truck, a 95’ tower ladder and an ambulance.  
 
The proposed project will adhere to all requirements specified by the Fire Districts, as well as the 
New York State Building Code including sprinklers for multi-family projects.   
 
 
Water Supply 
The proposed project will increase the overall consumption of water.  It is anticipated that the 
proposed project will use approximately 34,766 gallons of water per day.  Water service for units 
located within the Town of Huntington will be provided from the South Huntington Water 
District. The South Huntington Water District met on January 8, 2009 and discussed the 
proposed project.  A Letter of Water Availability is pending.  Jericho Water District will provide 
service to the units located within the Town of Oyster Bay.  An easement through the single 
family lots to loop the existing water main from Plainview Road will be necessary to serve the 
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multi-family units within Oyster Bay as well as the clubhouse.  A water availability letter from 
Jericho Water District is provided in Appendix G. 
 
Solid Waste Disposal 
The proposed project will generate a greater amount of solid waste than the current use, which 
will be collected via private carters.  Approximately 4.55 tons of solid waste per month is 
anticipated based on 2.3 pounds per day per resident.  
 
Correspondence from the Town of Oyster Bay Department of Public Works indicates that in 
order to receive Town collection, a request must be made through the Town Attorney’s office, to 
be included in their sanitary garbage district.  The Town collects rubbish and trash curbside twice 
weekly.  Recyclables are collected once weekly and the Town provides the recycling containers.   
 
It is anticipated that the three single family houses will utilize municipal garbage collection, and 
the multi-family portions of the site contract with a private hauler.  The private hauler contracted 
would provide curbside garbage pickup and individual homeowners will be responsible for 
separation of recyclables.  Regardless of whether or not the subject property utilizes municipal 
solid waste, yard waste and recycling collection services, the residents of the development are 
legally required to pay Refuse District taxes.  Should the property end up utilizing Town of 
Huntington residential solid waste services, the Condo-owners Association may execute a Hold 
Harmless and Indemnity agreement with the Town and it’s contractors to enter the property.   
 
Public Parks and Recreational Facilities 
Recreation facilities, in the form of a pool, tennis court, and recreation building are proposed for 
the site.  It is not anticipated that there will be a burden on public parks or recreational facilities 
as a result of the increase in residents to the site.  No relocation of the horse farm is proposed.  
Similar facilities in the immediate area include Round Swamp Road in Melville, Downs Road in 
Huntington and Sweet Hollow Road in South Huntington.   
 
Energy Services 
It is expected that there will be no significant adverse impacts to either LIPA or National Grid as 
a result of the project’s increased consumption of electricity or natural gas, respectively.  The gas 
line would be installed via a trench-less construction method (directional drilling) to minimize 
ground disturbance. The main would be laterally drilled a minimum of 8-10 feet below Jericho 
Turnpike, thus minimizing disturbance to the roadway.  New construction will utilize appropriate 
and necessary energy-conserving materials and mechanical systems, minimizing the increased 
consumptions of these energy forms.  In addition, these utilities are chartered to serve 
development within their service areas, and the area is already well-served with electricity and 
natural gas.   
 
Both the Towns of Huntington and Oyster Bay have Energy Star requirements included in their 
Zoning Codes (§87-55.2 and §93-27.1, respectively).  It is expected that the project will include 
energy and resource-conserving features and will be in compliance with each Town’s respective 
Energy Star Zoning Code requirements.  These features will include modern, energy-efficient 
building materials (i.e. air conditioners, heating systems, HVAC systems, water heaters, heat 
pumps, etc.)  Incorporation of such energy-conserving measures is a sensible building practice, 
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particularly in light of the increasing cost of energy resources, and the applicant’s desire to create 
an environmentally responsible project.   
Building materials and mechanical systems will include the following features, to significantly 
reduce energy requirements in residential housing: 
 

• Energy Star rated appliances and low flow fixtures,  
• low voltage lighting,  
• windows with low-emissivity coated glass,  
• spray foam insulation (R-21 installation rating)  
• use of drip irrigation and rain gauges for irrigation purposes, and 
• reduce the quantity of indoor air contaminants that are odorous, irritating and/or harmful to the 

comfort and well-being of installers and occupants. 
 
 
3.3.3 Proposed Mitigation 
 

• The proposed project will generate significant increases in tax revenues and allocations to each of 
the pertinent community services would offset the increased costs to the pertinent community 
services to provide services. 

• The 80 age-restricted units will not generate any school children, and thereby not require 
additional district expenditure to provide services while contributing significant additional tax 
revenues.  The three single family homes will generate only a few additional school children; the 
additional cost for which will far more than be covered by the substantially increased tax revenue 
that will be generated. 

• Smoke and fire detectors will be installed in the proposed homes and current construction 
standards will be adhered to as mandated by the NYS Building Code. 

• Water-conserving plumbing fixtures and mechanical systems will be used where appropriate in 
order to minimize water consumption. 

• While the proposed project will result in a significant increase in solid waste generated on-site, 
this waste is not expected to contain significant amounts of potentially toxic or hazardous 
materials (i.e. pesticide or fungicide residues in barrels, etc.).  All solid wastes generated will be 
removed from the site and disposed of properly.  As a result, no mitigation measures are 
necessary or proposed. 

• Energy-efficient design and current construction methods will be utilized and buildings will be 
constructed consistent with NYS Building Code. 

 
 
3.4 Community Character 
 
3.4.1 Existing Conditions 
 
The following describes the existing visual character of the site and vicinity.  The photographs in 
Appendix H depict the site and its environs, and provide a graphic illustration of the existing 
character of the site in the context of the community.  A photograph key is provided in Figure 3-
6.  The northern portion of the site is currently used as a horse farm.  Corrals and stables are 
located on the northern portion of the property.  There is also a woodcarving business located on 
the site situated in the northwest corner of the property.  Trailers and sheds are located on the 
property to store tools and supplies.  The majority of the southern portion of the site is wooded, 
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with small areas cleared for horse and motorcycle trails and a dirt road that leads from the 
northern portion of the site to the entrance on Plainview Avenue.  Large mounds of manure are 
present on parts of the southern portion of the site.   
 
Country club and residential uses dominate the vicinity, as described in Section 3.1.1.  The 
visual character of the vicinity may be described as reflective of medium density residential use 
and vacant land, with some commercial properties located farther east and west of the subject 
site, along Jericho Turnpike.  The segment of Jericho Turnpike where the subject property is 
located is more residential in character than many other areas of Jericho Turnpike.  Single family 
homes are evident north and east of the subject site.  These transition to commercial corridor 
uses farther east, and to the Woodbury Country Club, other multiple family and commercial uses 
to the west.  The area of the site directly along Jericho Turnpike is cleared and developed with 
buildings (stables and corals) and a wood carving business and piles of wood chips, barren soil 
and parking/use areas are evident.    
 
Views from the east, west and south into the property are generally restricted by the site’s 
bordering vegetation.  Views from the north are more open, as there is less vegetation on the site 
in this area, and the land surface is level with the roadway.   
 
 
3.4.2 Anticipated Impacts 
 
The subject site is visible by the largest number of viewers, from the existing NYS Route 25.  
Secondarily, the site is also visible from Plainview Road, but this road has less traffic volume 
than Route 25.  The proposed project will change the visual character of the site from the current 
condition involving structures for horse farm related use and a wood carving business, to a pond 
system and vegetated/landscaped setback buffer area along Route 25.  The rooflines and building 
materials of the buildings are varied to create visual interest and reduce the visual scale of the 
buildings as viewed from adjacent areas.  Computer simulated, to-scale images of the proposed 
project as viewed from Jericho Turnpike, the proposed recreation building and from within the 
proposed project (from the main entrance looking east) are provided as Figures 3-7, 3-8 and 3-9, 
respectively.  Along Plainview Road, the visual character will change from wooded land to three 
single family homes, consistent with other uses on outparcels adjoining the subject site and in the 
area.  The property will appear landscaped, and some the multifamily buildings east of Plainview 
Road will be visible from Plainview Road, but will not be dominant or obtrusive as a result of 
the setbacks from the road and landscape enhancements.   
 
The land use classification of the site would be changed by the proposed project, and the 
intensity of the site’s land use will be increased over current use of the overall site.  However, the 
project will remove the horse farm use and wood carving business, and will decrease the 
intensity of use in the north part of the site.  On the balance of the site, single family homes will 
transition into the multifamily project area, and both are characteristic of residential uses that are 
already well-represented in the vicinity, both in single family and multifamily forms. 
 
The proposed Kensington Estates development will feature 22 buildings, including 18 multi-
family buildings, one recreation building and three single family homes.  The overall site will be 
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extensively landscaped to further enhance the aesthetics within the site and views of the site.  In 
addition, a vegetated buffer will provide a barrier between the proposed development and the 
existing uses on the east and south sides of the property.  A berm landscaped planted with 
evergreen species is proposed along the eastern boundary of the site to screen the proposed 
project and reduce potential visual impacts to the adjacent residential neighbors.  Additionally, 
the four eastern buildings have been set at the lowest elevation possible and low retaining walls 
(maximum height of four feet) are proposed on the eastern side of these buildings to allow for a 
grade transition to the proposed berm.  This will further reduce the visibility of the proposed 
buildings from the residential areas to the east.  A vegetative buffer will remain between the 
three proposed single family houses and the three multi-family buildings in the southwestern 
portion of the site.  As noted, a buffer is proposed along Jericho Turnpike in the northern portion 
of the site which will feature a pond for drainage and aesthetic purposes, as well as heavy 
vegetation in order to buffer the residences.  The northwest corner of the site will remain in its 
natural state, but be supplemented with native vegetation. 
 
The overall character of the community is a function of visual qualities, established uses, 
environmental characteristics, landforms, and general cultural traits existing in the area.  Visual 
qualities will change, but adverse change is not expected as described above.  The site is an 
established use in the community, and is relatively intense with large buildings, barren soils, 
parking requirements, and mounds of wood chips and other activity associated with the wood 
carving business. The change in use which creates a more naturalized frontage along Route 25 is 
viewed as a beneficial change.  There are no unique landforms in the area of the site.  Planned 
grading of the site will be required to provide appropriate and stable surface areas to allow 
development of the proposed project and will be the minimum necessary to permit the use of the 
property in accordance with the proposed zoning.  The project is a residential use in a residential 
area, and as a result is not expected to cause a significant adverse impact on the cultural traits of 
the site in the context of the community. 
 
 
3.4.3 Proposed Mitigation 
 

• In consideration of the site layout and building design features pertinent to the character of the 
site and community (i.e., the land use of the site and in the vicinity, the prevailing land use 
pattern, and the visual appearance of the site and properties in the area), mitigation is primarily 
related to the design of the project and future, more detailed landscape and architectural design 
and review. 

• A buffer along Jericho Turnpike which will blend with the natural, scenic vistas along Jericho 
Turnpike in the vicinity of the site. 

• A landscaped berm planted with evergreen species is proposed along the eastern boundary of the 
site, as well as the use of retaining walls to reduce visual impacts from adjacent residences.   

• The three single family residences proposed along Plainview Avenue will maintain the low-
density residential character of the area as well as buffer the multi-family residences in the 
southwest portion of the site. 

• Adherence to §198-116 Building and Site Development Plans and §143 Outdoor Lighting will 
provide specifics for mitigating aesthetic and lighting impacts. 
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3.5 Historic and Archeological Resources  
 
3.5.1 Existing Conditions 
 
The subject property is approximately 500 feet east of a pond, and contains moderate to steeply 
sloped topography with well drained soils.  An Indian foot trail passed nearby the project area 
and prehistoric sites are recorded near the project area.  
 
Tracker Archaeology Services, Inc. conducted a Phase I Archaeological Investigation for the 
subject site in December 2006 (Appendix I).  The following description of the methodology 
used, the results of the investigation, and its recommendations have been excerpted from this 
report. 
 

Introduction 
Between September 27 and November 20, 2006, TRACKER-Archaeology Services, Inc. 
conducted a Phase IA documentary study and a Phase IB archaeological survey for the proposed 
Triangle Equities subdivision in the West Hills, Town of Huntington, Suffolk County, and 
Woodbury, Town of Oyster Bay, Nassau County, New York.  The purpose of the Phase IA 
documentary study was to determine the prehistoric and historic potential of the property for the 
recovery of archaeological remains.  This was accomplished by a review 
 
A [Phase IA] prehistoric site file search was conducted at the New York State Historic 
Preservation Office – Field Services Bureau in Waterford, New York by the firm of Edward V. 
Curtin, consulting archaeologist.  Various historical and archaeological web sites were reviewed 
for any pertinent information.  
 
The APE consists of the entire property, approximately 18.5 acres, inclusive with developed areas 
and other associated extensive disturbance.  The property is bounded on the north by Jericho 
Turnpike (RT.25), to the east of Plainview Road, and to the remaining sides of private property.  
 
The study was conducted by TRACKER-Archaeology Services, Inc. of Monroe, New York.  
Prehistoric and historic research was conducted by Alfred Cammisa, M.A. Field work was 
conducted by field director Jean Cascardi, B.A. and field technicians Michelle Cotty, B.A. and 
Elaine Peiffer, B. A. Report preparation was conducted by Alfred Cammisa, Felicia Cammisa, 
B.A., and Alexander Padilla.  

Management Summary 
Documentary information revealed that the property was situated in a location that evidenced a 
higher than average potential for the recovery of prehistoric sites and a moderate potential for 
historic remains.  

 
The field survey consisted of the excavation of 137 shovel tests conducted at about 15 meter (50 
feet) intervals. 
 
No prehistoric artifacts of features were encountered.  No historic artifacts or features were 
encountered.  



Kensington Estates 
Draft EIS 

 

  
 

Page 3-41 

Conclusions and Recommendations 
Based upon topographic characteristics, distance to other known prehistoric sites and an Indian 
Trail, the property was assessed as having a higher than average potential for encountering 
prehistoric sites.  
 
Based upon topographic characteristics, distance to historic map documented structures and an 
Indian trail, the property was assessed as having a moderate potential for encountering historic 
sites.  
 
The field testing included the excavation of 137 ST’s on the project area.  No historic artifacts or 
features were encountered.  No prehistoric artifacts or features were encountered.  Extensive late 
twentieth century disturbances were recorded.  No further work is recommended.   

 
 
3.5.2 Anticipated Impacts  
 
The Phase I Archaeological Study did not reveal the presence of significant prehistoric or 
historic cultural resources on the subject site.  
 
 
3.5.3 Proposed Mitigation  
 
As the Phase I Archaeological Study conducted on the project site recommended that no further 
work be performed, no impacts to such resources will occur, and no mitigation is necessary or 
proposed.    
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4.0 MISCELLANEOUS 
 
4.1 Construction-Related Impacts 
 
Any use of the site will potentially require demolition and construction activities.  Construction 
may cause temporary impacts associated with traffic, noise, dust, aesthetics and potential for 
erosion.  Because the time span and geographical extent of the construction process are limited, 
the potential impacts that may be experienced by the site’s neighbors are likewise anticipated to 
be limited.  Potential impacts and mitigation related to construction are discussed herein. 
 
The subject property has been underutilized for an extended period of time and has been 
residentially zoned throughout this period; therefore it is reasonable to expect that the property 
would be developed in some manner that would require construction involving short term 
impacts to the community.  These impacts would occur as relatively short-term impacts limited 
to the construction period.  In general, the construction phase is anticipated to progress in a 
manner typical for a project of this size and type; no unique or unusual construction difficulties 
are anticipated.   
 
Based on the general description of the project (see Section 1.4), it is estimated that the site will 
be redeveloped over an approximate 18-24 month period, and would involve decommissioning 
of systems and preparation for demolition, demolition of buildings/structures, preliminary 
grading, utility system excavations and installations, building construction, installation of 
curbing, roads and parking, final grading, final road lifts and landscaping.  In review of the area, 
it is noted that NYS Route 25 is to the north, residential homes are to the south and east and the 
Woodbury Country Club and residential homes are to the west.  Construction access will be 
exclusively from Route 25, and all activities will be staged and conducted within the site.  The 
potential for impacts to adjacent and nearby properties during and by these actions would be 
minimized by the absence of vehicle access in areas proximate to residential neighborhoods, 
limiting development to the interior of the property with buffers surrounding the development 
area, the limited overall duration of construction, and limiting construction activities to normal 
weekday daytime hours.  Construction activities will not occur outside weekday daytime hours 
(7 AM to 6 PM), and will conform to applicable Town regulations regarding construction noise 
generation and hours.  Additional safeguards regarding erosion and dust control are discussed 
further below. 
 
It is anticipated that as the site is prepared for construction, the area will be subject to erosion 
and potential dust generation due to truck and equipment movement and winds.  Erosion control 
measures including, but not limited to, use of groundcovers, drainage diversions, soil traps, water 
sprays and minimization of the time span that bare soil is exposed to erosive elements, will be 
taken, to minimize the potential for impacts to sensitive on- or off-site natural or developed 
areas. 
 
Construction equipment loading/unloading, materials storage, and construction staging areas and 
construction worker parking will be located within the site, to minimize potential impacts on the 
surrounding residences.  It is anticipated that the existing access on NYS Route 25 that is 
currently used for access to the site’s facilities, will be stabilized and channeled to be used for 
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construction access.  The applicant does not propose access from Plainview Road for 
construction purposes.  The use of “rumble strips” (which cause truck tires to shed any mud 
trapped within the tire treads) at the site access would reduce the potential for soil on truck tires 
being tracked onto adjacent roadways, thereby minimizing the potential for dust to be raised. 
 
After the existing structures have been demolished and the ground surface has been prepared, 
excavations for the basement and foundation walls, the drainage and sanitary systems and utility 
connections will then occur.  This phase of construction will be followed by building framing, 
sheathing, siding roofing, installation of windows/doors and interior construction.  Installation of 
curbs, roads and parking areas, final grading and establishment of temporary ground cover, to be 
followed by landscaping and final lifts on roads as building construction is completed. 
 
As discussed in Section 2.1.2, soil material will be disturbed during grading operations.  It is 
proposed to reuse as much of this material on-site as practicable, in order to minimize the 
volume of material to be removed from the site (and the number of truck trips necessary to 
remove it).  Additional factors that would minimize the potential for adverse impacts on the 
area’s traffic conditions, and businesses and residents during this soil removal process include:  
 

• use of trucks having a larger volume (so that the number of trips needed is further reduced);  
• limiting truck movements to hours outside of school bus and commuter hours; 
• use of major roadways (reducing truck use of residential streets); and  
• the limited length of time such operations would last.   

 
Erosion control measures will be implemented during construction of the proposed project in 
order to minimize impacts.  In accordance with the NYSDEC Phase II SPDES Program, 
coverage under the General Permit for Stormwater Discharges from Construction Activities 
(NYSDEC Permit No. GP-0-08-001, General Permit) will be obtained prior to the initiation of 
construction activities.  Prior to filing for coverage under the General Permit, the NYSDEC 
requires that an SWPPP be prepared for the parcel, including a detailed erosion and sediment 
control plan, to manage stormwater generated on-site during construction activities, and for post-
construction stormwater management.  The SWPPP will be prepared to ensure compliance with 
water quality and quantity requirements pursuant to Technical Guidance and GP-0-08-001 
requirements.  In addition, an erosion control plan incorporating the NYSDEC Technical 
Guidance manual and Town of Huntington erosion and sedimentation control requirements.  The 
plan will incorporate use of measures such as silt fencing, storm drain inlet protection, hay bales, 
and good housekeeping procedures will be utilized.  The drainage system and revegetation plan 
will further provide permanent stormwater controls once construction is completed. The Notice 
of Intent requesting coverage under the General Permit will be filed in accordance with 
NYSDEC and Town requirements, which requires initial filing with the Town for approval prior 
to the initiation of construction activities at the subject property.  Development of the property is 
not anticipated to result in significant erosion/sedimentation or stormwater impacts due to the use 
of proper site grading procedures, implementing erosion controls and, for the long-term, use of a 
properly-designed drainage system.   
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Overall, the construction phase will be temporary and not permanent, and may cause minor 
inconvenience within the areas surrounding the site.  Measures identified herein, and oversight 
by Town Building Inspectors will ensure that significant adverse impacts do not occur. 
 
 
4.2 Cumulative Impacts 
 
This subsection analyzes the impacts of other projects in the area whose impacts, in conjunction 
with those of the proposed project, may cumulatively result in impacts that are significantly 
greater than the individual impacts from each project.  
 
Through direction from the Towns of Huntington and Oyster Bay, the following pending projects 
in the vicinity of the subject site were identified (see Figure 4-1): 
 

• Votypka Development, a 33 unit market rate condo development located on a 5.4 acre parcel in 
Woodbury (Town of Oyster Bay) located on the north side of Jericho Turnpike across from 
Woodbury Country Club. 

• Woodbury Villas, an 80 unit market rate condo development located on a 16.91 acre parcel on the 
Woodbury Country Club property on the south side of Jericho Turnpike, southwest of the 
Plainview Road intersection. 

• Hunting Hills Estates, now Woodbury Estates, is a completed 32-unit project on 8.21 acres that is 
approximately 75% occupied.  

 
These projects are all residential projects involving multiple family type units.  These projects 
are all located in the Town of Oyster Bay and all have frontage on Route 25.  NYS Route 25 is a 
major corridor that in many areas is oriented toward commercial development.  In areas 
immediately adjoining the subject property, residential land use prevails along Route 25.  The 
proposed Woodbury Villas is on the site of an existing commercial use (Woodbury Country 
Club); this use involves catered events for up to 350 people, which generates a significant 
number of vehicle trips on Route 25 commensurate with the use of the facility.  Similarly, the 
Hunting Hills project was constructed on a former racquet club site, which provided day, evening 
and weekend tennis opportunities also resulting in vehicle trips on Route 25.  The Votypka site is 
primarily vacant and does not currently generate substantial activity along the commercial Route 
25 corridor.  Each of these sites will be replaced with residential development projects under 
future “build” conditions, and as a result, in the case of the Woodbury Villas and Hunting Hills, 
would cause an incremental change in impacts as compared with the existing conditions.  The 
Traffic Impact Study (see Appendix F-2) provides an analysis of a future “build” traffic 
conditions, including the proposed conversion of these three projects to multi-family 
developments.  The findings of this analysis are that the conversion of the three additionally 
planned projects  The shift from commercial uses (Woodbury Country Club and the former 
racquet club), to residential use is considered to be a decrease in the intensity of the use of the 
sites.  In the case of Votypka, the intensity of site use would be increased from the existing 
primarily vacant site, to a 33 unit condominium project.  The important consideration is that for 
two of these project sites (Woodbury Villas and Hunting Hills), the sites were already 
established in relatively intense uses, and the commercial to residential project conversions 
represented by these projects do not represent a significant change in land use intensity.   
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Land use conversions such as on the Woodbury Estates and Hunting Hills sites, provide an 
opportunity for redevelopment of existing commercial uses to provide new diverse housing types 
(including higher densities than the more suburban residential communities away from the 
corridors) in areas where commercial use is no longer viable.  Each project is reviewed on its 
own merits in terms of existing land use and zoning, surrounding land use, highest and best use 
for a given site based on existing conditions,  conformance to the comprehensive plan, and other 
environmental zoning and land use review criteria.  The potential for redevelopment of similar 
commercial sites for residential use exists with our without the proposed project, and in the case 
of the proposed project, is believed to be an appropriate decision with respect to removal of non-
conforming uses, removal of uncontrolled curb cuts and intensity of use associated with the 
existing horse farm and wood carving business, and replacement with buffering along Route 25 
and a quality residential housing project that provides compatible single family homes and 
affordable and market rate housing for seniors.  As a result, potential cumulative impacts are 
minimized.   
 
The following briefly describes and discusses potential cumulative impacts which may be 
anticipated. 
 

• Temporary increases in the potential for fugitive dust and construction traffic and noise during the 
construction period would be expected for any or all of these proposals.  However, as these 
impacts would be temporary in nature, no significant cumulative construction impacts are 
expected. 

• While these applications would combine to increase the demand upon local community services 
(e.g., schools, fire and police protection, utilities, and solid waste handling), these services will 
receive an increase in funds from the tax revenues generated from the developments, which 
would enable these service providers to continue to have sufficient capability to provide services.     

• As each of these three projects would change the use and appearance of their sites, there will be a 
cumulative impact on the visual resources and character of the community.  However, the area is 
already significantly developed with uses of a type similar to those of these three other proposals. 
New uses are anticipated to occupy buildings that would conform to height, bulk and setback 
requirements of their respective zonings.  As a result, development of each of these three sites 
would conform to established requirements, minimizing the potential for adverse visual impacts.  

 
In general, while some impacts are anticipated from these three projects, based on the forgoing 
considerations, it is the applicants opinion that impacts would not be significant.  Ultimately the 
involved agencies will review each application on its own merit, will weigh the potential 
cumulative impacts outlined herein, and will render a decision on the significance of impacts and 
appropriateness of each project. 
 
 
4.3 Adverse Impacts That Cannot Be Avoided 
 
The site has been characterized, and the potential impacts to the existing site have been assessed.  
Some impacts may still exist for which no mitigation is available.  The impacts themselves have 
been quantitatively and qualitatively discussed in previous sections of this document.  The 
impacts of the proposed project will be minimized where possible, but this section acknowledges 
those impacts that may still occur: 
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• Temporary increases in the potential for fugitive dust and construction traffic and noise during the 
construction period. 

• Grading and filling of portions of the site, which will permanently alter the existing topography.   
• Increase in vehicle trips generated on the site and on area roadways. 
• Increase in water consumption and wastewater generation associated with the site. 
• Increased intensity of land use on the site. 
• Loss of 7.48 acres of coastal oak-hickory forest.   

 
 
4.4 Effects on the Use and Conservation of Energy Resources 
 
An increase in the consumption of energy resources would typically be expected from the 
intensification of land use on a site.  Use of new, energy-efficient building materials (e.g., 
insulations, windows, weather stripping, door seals, etc.) and mechanical systems, (e.g., air 
conditioners, heating systems, HVAC systems, water heaters, heat pumps, etc.) is anticipated, 
which would minimize the amount of energy resources required.  Incorporation of such energy-
conserving measures is not only required by New York State, but is a sensible building practice, 
particularly in light of the increasing cost of energy resources.  It is expected that existing public 
utilities at the site will be more than adequate to meet the expected demand.   
 
There will be an increase in energy use during the construction phase of the proposed project.  
These impacts are expected to be of short duration, and the long-term energy demand is expected 
to remain stable or decline. The proposed project will utilize energy efficient design standards to 
minimize energy consumption at the site.  The buildings will be constructed in conformance with 
New York State and Town building codes, which require adequate insulation as well as other 
design standards that would minimize energy use.  Water-saving plumbing fixtures can be 
specified for the proposed buildings in accordance with current building requirements and 
practice of the trade.  Installation of low-flow toilets, showers, sinks and equipment would 
reduce unnecessary water loss, which would translate into conservation of the energy resources 
required to heat this water. 
 
In summary, it is not anticipated that the project will result in significant adverse impacts on 
energy resources.    
 
 
4.5 Irreversible and Irretrievable Commitment of Resources 
 
This subsection is intended to identify those natural and human resources discussed in Sections 
2.0 and 3.0 that will be consumed, converted or made unavailable for future use as a result of 
this project.  The proposed project will result in irreversible and irretrievable commitment of 
resources.  However, the impact of this commitment of resources is not anticipated to be 
significant, as the magnitude of these losses is not substantial: 

 
• Material used for construction on the site, including but not limited to: wood, asphalt, concrete, 

fiberglass, steel, aluminum, etc. 
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• Energy and resources used in the operation and maintenance of this project, including fossil fuels, 
electricity and water. 

 
 
4.6 Growth-Inducing Aspects 
 
Growth-inducing aspects of a proposed development are those project characteristics which 
would cause or promote further development in the vicinity, either due directly to the project, or 
indirectly as a result of a change in the population, markets or potential for development in that 
community.  Direct impacts might include, for example, the creation of a major employment 
center or institutional facility, installation or extension of infrastructure improvements or the 
development of a large residential project, particularly if that project were designed for a specific 
age group.  An indirect impact would cause an increase in the potential for further development 
in an area, which in turn would result in direct impacts.  In this sense, Kensington Estates could 
potentially set a precedent for further rezonings in the area both individually and cumulatively.  
The neighborhood character in the area is low density residential and there are large areas of 
open space in the community, such as Cold Spring Harbor Country Club, which have the 
potential for high-density development.  However, as previously mentioned, the potential for 
redevelopment of similar commercial sites for residential use exists with our without the 
proposed project, and in the case of the proposed project, is believed to be an appropriate 
decision with respect to removal of non-conforming uses, removal of uncontrolled curb cuts and 
intensity of use associated with the existing horse farm and wood carving business, and 
replacement with buffering along Route 25 and a quality residential housing project that provides 
compatible single family homes and affordable and market rate housing for seniors.   
 
It is anticipated that the project would contribute to an increase in activity for local businesses.  
The project will increase the number of residents in an area where commercial and service-
oriented businesses are available for relatively short auto trips.  These businesses would tend to 
experience incrementally increased activity due to the increase in their customer base; this is 
viewed as a benefit and does not require new facilities but supports existing ones.   
 
The construction of the site will create both short-term and long-term job opportunities.  In the 
short-term, development will create construction jobs, and indirectly jobs may be created based 
on increased patronage of material suppliers.  In the long-term, the proposed project will create 
permanent maintenance-related jobs.  These jobs may be filled first from within the local labor 
pool.  These job opportunities would not require relocation of specialized labor forces or influx 
of large businesses from outside the area to provide construction support.  As a result, job-related 
growth-inducing aspects of the proposed project are not expected to be significant. 
 
Development of the site will result in an incrementally increased usage of utilities.  Electrical and 
natural gas services are generally available throughout Long Island (and are presently available 
to the subject site), and water mains are adjacent; therefore, significant expansions of these 
utilities are not expected.  Because these facilities and services already exist and have the 
capacity to service the proposed project, no significant growth is expected to result.  As the 
project will be developed at a density in excess of that allowable under Article 6 of the SCSC, 
on-site septic systems are not allowed, so connection to the Cedar Creek Sewage Treatment 
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Facility.  The proposed project may lead to the improvement of community services in the area 
as stimulated by the increased taxes generated by the project.  
 
In summary, the proposed project is not expected to result in significant direct growth-induced 
impacts, though an incremental increase in indirect growth-induced impacts is expected. 
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5.0 ALTERNATIVES 
 
SEQRA requires the investigation of alternatives to the proposed project; alternatives may 
include reasonable development scenarios that would achieve the applicant’s objectives and 
remain within the applicant’s capabilities.  The purpose of this analysis is to determine the merits 
of the proposed project as compared to those of other possible uses, sites and technologies that 
would also achieve the applicant’s objectives.  This is achieved by comparing the relative 
impacts of the proposal against those of these other site use scenarios.  The discussions and 
analyses of the alternatives should be conducted at a level of detail sufficient to allow for this 
informed comparison, to be conducted by the decision-making agencies.  Alternative 1 is the 
“No Action” alternative, which is required by SEQRA and is intended to represent site 
conditions if it were maintained in its current status and condition.   
 
For the subject application, the lead agency has determined that the following alternatives shall 
be analyzed:  

 
• Alternative 1: No Action - assumes that the site remains in its current uses and conditions. 
• Alternative 2: Development per Existing Zoning- assumes the site is  

   developed in conformance with its existing R-40 and R1-1A zoning. 
• Alternative 3: Non-Age Restricted Development- assumes the site is developed with yields  
   similar to that of the proposed project, but assumes no age restriction is imposed  
   on the project. 
• Alternative 4:  Alternative Access- assumes the site is developed with the same yield and layout 

to that of the proposed project, but provides site access via Plainview Road. 
• Alternative 5:   Cluster Development Plan A- assumes the site is developed with yields similar to 

that of the proposed project, but assumes the layout is clustered to provide greater 
open space. 

• Alternative 6:   Cluster Development Plan B- assumes the site is developed with yields similar to 
that of the proposed project, but assumes the multi-family units are all flats (no 
townhouse units as envisioned under the proposed project), and the layout is 
clustered to the north of the site to provide greater open space. 
 

 
Sections 5.1 through 5.6 provide text descriptions of each alternative, and Table 5-1 lists the 
uses, yields and characteristics of each alternative, along with those of the proposed project, to 
enable comparisons between alternatives and the proposed action.  Finally, Section 5.7 provides 
discussions of the relative impacts of the alternatives against those of the proposed project. 
 
 
5.1 Alternative 1: No Action  
 
If the proposed project were not implemented, the subject site would remain in its current 
condition, the existing commercial uses would remain and the site would not be used for 
residential use.  The site would remain residentially zoned and future land use could occur based 
on zoning.  As such, this scenario also describes the site’s existing conditions, which are 
described and analyzed in Sections 2.0 and 3.0.   
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Specifically, the site would remain an 18.65-acre site, partially used as a horse farm and wood 
carving business.  The zoning of the site would remain R-40 and R1-1A.  In this alternative, the 
existing buildings would remain on-site and the existing site use pattern would not change.   
 
Under this alternative, the existing non-conforming uses would remain. The existing 
uncontrolled/unchannelized access between the site and NYS Route 25 would remain.  The large 
building, large piles of wood, parking and unvegetated areas associated with the existing uses 
would remain the view of the site along Route 25.  Activity related to these businesses would 
continue at the current level.  The site would not be used to full potential and therefore would not 
generate tax revenue commensurate with this potential.   
 
This alternative is not in keeping with the goals and objectives of the project sponsor.  The site 
would remain in a temporary use status that would ultimately involve a land use application 
either under current zoning, or in some form of zone change. 
 
Table 5-1 provides a column to analyze this alternative in comparison to the other alternatives 
included in this analysis. 
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TABLE 5-1 
COMPARISON OF ALTERNATIVES 

Parameter Proposed Project Alt. 1/No Action Alt. 2/As-of- Right Zoning Alt. 3/No Age Restriction Alt. 4/ 
Alternative Access 

Alt. 5/Cluster Development 
A 

Alt. 6/ Cluster Development 
B 

 
 
 
Use/Yield 

80-unit PRC; 3 Single Family 
Houses  Horse farm, wood carving 15 Single Family Houses 80-unit Multi-family; 3 Single 

Family Houses 
80-unit PRC, 3 Single Family 

Houses 
80-unit PRC, 3 Single Family 

Houses 
80-unit PRC (condo units 

only), 3 Single Family Houses 

Coverages        
Impervious Area (acres) 6.25 0.52 4.22 6.25 6.27 5.49 3.89 
Landscaped Area (acres) 7.16 -- 7.29 7.16 7.16 6.59 6.87 
Natural Vegetation (acres) 3.34 10.16 6.14 3.34 3.32 5.83 7.21 
Unvegetated (acres) -- 7.97 -- -- -- -- -- 
Pond and Recharge Areas (acres) 1.90 -- 1.0 1.90 1.90 0.74 0.68 
Water Resources        
Domestic Water Use (gpd)1 26,008 175 4,500 26,008 26,008 13,748 13,748 
Recharge Volume (MGY) 2 12.60 10.08 13.26 12.60 12.61 12.34 11.48 
Nitrogen Concentration (mg/l)2 1.10 2.90 3.80 1.10 1.10 1.05 1.15 
Sanitary System Type Sewer connection Cesspool Cesspool Sewer connection Sewer connection Sewer connection Sewer connection 
Total Stormwater Runoff Volume ±287,643 CF ±243,195 CF ±226,370 CF ±297,703 CF ±301,033 CF ±258,026 CF ±206,868 CF 
Miscellaneous        
Huntington Area of Steep Slope 
Disturbance (>10%) (acres) 3.32 N/A 2.30 3.32 3.32 2.00 0.91 

Oyster Bay Area of Steep Slope 
Disturbance (>25%) (acres) 0.09 N/A 0.05 0.09 0.12 0.07 0.05 

Trip Generation (vph): 3        
Weekday AM Peak Hour 35 * 20 55 35 35 35 
Weekday PM Peak Hour 47 * 19 54 47 47 47 
Saturday Peak Hour 56 * 23 78 56 56 56 
Population /Community Service        
Residents (capita) 4 132 0 56 210 132 132 132 

School-age children (capita) 5 4 SCSD 0 
17  

(12 SHUFSD;  
5 SCSD) 

30 
(21 SHUFSD; 9 SCSD) 4 SCSD 4 SCSD 4 SCSD 

Cost to Educate ($year) 6 $86,528 SCSD N/A 
$212,412  
SHUFSD;  

$108,160 SCSD 

$371,721 
SHUFSD; $194,688 SCSD $86,528 SCSD $86,528 SCSD $86,528 SCSD 

Total Taxes ($/year) $850,241  $57,575 $279,000 $850,241 $850,241  $838,284 $730,037 

School Taxes ($/year) $606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

$41,591  
($15,268 HUFSD; $25,494 

SCSD) 

$187,680  
($121,550 SHUFSD; $66,129 

SCSD) 

$606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

 $606,067 ($459,608 
SHUFSD; $146,459 SCSD) 

$597,732 ($560,420 
SHUFSD; $37,312 SCSD) 

$520,552 ($483,213 
SHUFSD; $37,339 SCSD) 

School District Surplus/Deficit ($/year) $ 459,608 SHUFSD; $59,931 
SCSD 

$15,268 
SHUFSD 

$25,495 SCSD 

-$79,062 SHUFSD;  
-$42,619 SCSD 

$105,588 
SHUFSD; 

-$26,597 SCSD 

$459,608 SHUFSD; $59,913 
SCSD 

$560,420 SHUFSD; -$49,216 
SCSD 

$483,213 SHUFSD; -$49,189 
SCSD 

Solid Waste (tons/year) 7 54.6 ±63 23.5 88.15 54.6 54.6 54.6 
*  Traffic counts not conducted as part of TIS, therefore existing number of trips for project site is unknown 
(1) Per SCDHS design criteria for wastewater systems. (5 gpd/capita for day school (assumes 10 employees & 25 horses/riders per day) 150 gpd/unit for PRC unit greater than 600 SF; 300 gpd for Single Family or equivalent) 
(2) See Appendix C-3 
(3)  ITE Trip Generation Manual, 8th Edition, see Appendix F-3. 
(4) Assumes 1.5 persons per PRC unit and 3.67 persons/detached, single family dwellings (4 BR, value >$329,500); 2.83 persons/attached townhome (non-age restricted, 3 bedroom, unit value >$269,500), 2.05 persons/two-bedroom flat (affordable unit, value 

$135,000 to $329,500); 1.88 persons/2 bedroom flat (value greater than $329,500). (Burchell et al, 2006). Note: To be conservative, 2 bedroom townhouses with dens were evaluated as 3 bedroom units. 
(5) Rutgers University, Center for Urban Policy Research multipliers [1.05 children/single family dwelling (4-bedroom with a value greater than $329,500), 0.39 children/3-bedroom townhouse (value greater than $269,500), 0.19 children/two-bedroom flat 

(affordable unit, value $164,500 to $269,500); 0.14 children/2 bedroom flat (value greater than $269,500). (Burchell et al, 2006)]. Note: To be conservative, 2 bedroom townhouses with dens were evaluated as 3 bedroom units. 
(6) Assumes expenditure per pupil of $17,701 for South Huntington School District and $21,632 for Syosset School District. 
(7) Assumes: 2.30 lbs/day/resident; existing solid waste calculation based on general weight of household garbage for 6 CY dumpster hauled once every two weeks 
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5.2 Alternative 2: As-of-Right Zoning 
 
This alternative assumes that the site is developed with a 15-lot subdivision based on the Yield 
Map (included in Pocket 4) pursuant to the current zoning of the property, which is R-40 zoning 
in Huntington and R1-1A zoning in Oyster Bay (both which require a minimum lot size of one 
acre).  It is noted that the final lot yield for this subdivision has not yet been determined by the 
Town Planning Board; the Planning Board will make this determination after the findings of the 
project’s environmental investigation are completed.  For analysis purposes, the enclosed Yield 
Map is evaluated as a maximum single family yield pursuant to the site’s present zoning.  It is 
assumed that four bedroom single family homes comparable to the existing detached single-
family homes in the area would be located on each lot.  Three of the lots would have direct 
access from Jericho Turnpike (in the vicinity of the existing horse farm and wood carving 
business entrances) and one lot would be accessed directly by Plainview Road.  Buffers along 
Jericho Turnpike would be limited to landscape screening or fencing installed by the individual 
property owners and setbacks from Jericho Turnpike for structures would be considerably 
reduced as compared to the proposed project.  The remaining 12 lots would have access via a 
cul-de-sac from Plainview Road.  The 15 individual home sites would be served by on-site 
sanitary systems conforming to Article 6 of the SCSC and NCDH requirements of an SGPA, and 
public water.  The portion of the site within the Town of Oyster Bay presently lies outside the 
County sanitary sewer district and therefore, would not be required to connect to that system.  
Drainage on the site would be handled by a recharge basin located on the northeast corner of the 
site, adjacent to Jericho Turnpike.  Some vegetation would remain on individual lots, but no 
significant blocks of contiguous open space would be provided under this conventional 
subdivision Alternative.  Each lot would conform to the dimensional requirements of the R-40 
and R1-1A zoning districts.    
 
This alternative would require less water use but would retain cesspools on the site with on-site 
discharge of sanitary effluent at a higher nitrogen concentration than the proposed project.  This 
alternative would reduce impacts to vegetation and wildlife as compared to the proposed project 
as this Alternative would result in the loss of ±4.02 acres of woodland (as compared with 6.82 
acres lost in the proposed project).  The clearing and impervious cover associated with this 
Alternative would be required to meet the Town of Oyster Bay Aquifer Protection Overlay 
(APO) District regulations (for the portion of the property located with the Town of Oyster Bay).  
for One to two acre lots within one-family residence districts are restricted to a maximum 
disturbance of natural vegetation of 22,250 SF plus 30% of lot area in excess of one acre and a 
maximum impervious lot coverage of 8,830 SF plus 10% of lot area in excess of one acre.  Table 
5-2 provides a comparison of the APO District Development Standards as applied to the overall 
property under the Alternative 2 development scenario and under the proposed action.  As shown 
in Table 5-2, both the permitted disturbance of natural vegetation and permitted lot coverage is 
less under the Alternative 2 single family development scenario as compared with the proposed 
project.  Table 5-1 provides site coverages for the proposed project and Alternative 2.   
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TABLE 5-2 
APO DISTRICT DEVELOPMENT STANDARDS 

 

Lot Area 

Max. Permitted 
Disturbance of 

Natural Vegetation 
for Alternative 2 

Max. Permitted 
Disturbance of 

Natural 
Vegetation for 

Proposed Project 

Maximum 
Permitted Lot 
Coverage for  
Alternative 2 

Maximum 
Permitted Lot 
Coverage for 

Proposed Project 

Requirement 
(22,250 SF plus 

30% of lot area in 
excess of 1 acre) 

(30,000 SF plus 
60% of lot area in 
excess of 1 acre) 

(8,830 SF plus 
10% of lot area in 
excess of 1acre) 

(22,000 SF plus 
45% of lot area in 
excess of one acre) 

Total Site  
(810,206 SF/ 
18.6 Ac) 

348,849 SF  
(8.01 Ac) 

489,988 SF  
(11.51 Ac)   

137,483.1 SF  
(3.16 Ac) 

366,991 SF 
(8.42 Ac)  

 
 
Less vehicle trips would be generated by this alternative.  This alternative would generate fewer 
taxes, and the greatest number of school aged children, and as a result, would cause a greater 
impact on community services, with a greater deficit to the school district.  The project would 
conform to zoning, and would be compatible with surrounding land uses, but would cause a 
change in visual character by placing many large homes throughout the project site.  This 
alternative is not in keeping with the goals and objectives of the project sponsor. 
 
An inquiry was made to the Nassau County Planning Commission requesting information on any 
single family residential subdivisions of five or more lots within the past five to 10 years within 
the Jericho Turnpike corridor in the Town of Oyster Bay.  Results of a thorough search of their 
subdivision records indicate that the Horizon at Jericho, The Hamlet at Jericho (Underhill) and 
Stone Hill at Muttontown are the subdivision approvals that meet these criteria.  According to the 
Town of Huntington Department of Planning and Environment, there have been no major 
subdivisions requested or approved along Jericho Turnpike during this time period.  
 
The Horizon at Jericho project consists of a 29 lot residential subdivision on approximately 9.26 
acres and is located on the south side of Jericho Turnpike, north of Ellen Place and east of Fox 
Lane in the hamlet of Jericho.  Thus, the Horizon has a density of 3.2 units/acre as compared to 
the proposed Kensington Estates density of 4.6 units/acre.  The Horizon site was zoned R1-10 
Residence (which allows one dwelling per 10,000 SF); however the project is a conservation 
subdivision which allows non-compliant lots with open tracts of preserved land along the 
northern property line and in the southwestern corner of the site.  Preserved land totals 0.74 acres 
and is dedicated to the Town to ensure preservation.  The single family residential lots range in 
size from 0.17 acres to 0.56 acres.  The topography of the site is such that the property slopes 
down and away from Route 25.  Entrance to the development is provided by a single 
ingress/egress along Ellen Place which lies south of the subject site.  The Horizon site is 
significantly different from the Kensington Estates site in several important respects: the 
allowable residential density of the Horizon site (R1-10 Residence) was about 4 times greater 
than is the existing zoning of the subject site; it had access from an existing residential 
subdivision located to the south and does not access from a main road or State highway; it 
contained an historic residential structure which fronted on NYS Route 25 and was part of the 
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design planning; its topography slopes down and away from Route 25 providing somewhat of a 
natural grade transition buffer. 
 
The Hamlet Estates at Jericho, located northwest of the intersection of Jericho Turnpike (NYS 
25) and Cedar Swamp Road/Massapequa-Glen Cove Road (NYS 106/107) (in the hamlet of 
Jericho), involved a change of zone from R1-2A and R1-1A to R1-7 under a conservation 
subdivision for a 102 lot project that clustered development within the western portion of the 
site, allowing a large part of the overall parcel to be preserved as contiguous open space.  The 
81.12 acre site preserved 50.12 acres of open space, which was purchased cooperatively by the 
Town of Oyster Bay, Nassau County and the State of New York.  The site is accessed via both 
Jericho Turnpike and Cedar Swam Road (SR 70).  The Hamlet Estates project and site were also 
different from the subject site in that the Jericho parcel contained freshwater wetlands, was 
between an historic site and a pre-existing multifamily residential development, and was a 
location with scenic and cultural resources, as evidenced by the partial acquisition of the site. 
The Hamlet Estates consists of small lots with relatively large homes that was an appropriate use 
considering the setting, surrounding use, and land sensitivity in the acquired portions of the site. 
 
The Stone Hill at Muttontown development is an 80 unit residential project on 148.5 acres 
located in the Incorporated Village of Muttontown.  The site is located on the north side of 
Jericho Turnpike, east of Kirby Lane.  Approximately 99.97 acres of the northern portion of the 
site is zoned E-3 Residence, which requires a minimum lot size of three acres.  The southern 
portion of the site, or the remaining 48.51 acres of the site, is zoned A-3 Residence, which 
requires a minimum lot size of one-half acre.  However, the site was developed as a conservation 
subdivision in order to preserve open space, historic features and environmentally sensitive 
features including on-site wetlands.  The subdivision consists of 37 half-acre lots, 26 1-acre lots 
and 16 2-acre lots and one 7.32-acre manor lot, with approximately 22 acres or deed restricted 
open space easements.  Access to the site is located on Jericho Turnpike directly across from 
Eileen Way.  This site was also different from the subject site in that it was a large estate parcel 
that contained wooded, steep-slope areas, and several vernal pond wetlands.  The parcel is within 
an incorporated Village and the majority of the site was subject to large lot zoning (3 acres), due 
to the sensitivity of the parcel and zoning in the Village of Muttontown.  The Village of 
Muttontown pursued a clustered residential development on the site to address the specific 
constraints and attributes of the particular site in a manner that allowed a residential development 
that was buffered from Route 25 and permitted a viable development for return on investment. 
 
Each of the previously approved single family residential housing projects along Route 25 have 
been described and evaluated for similarity to the subject Kensington Estates site.  Of the 
previously approved single family residential housing projects, all of the projects have frontage 
on Jericho Turnpike, two of the three projects have large-lot zoning and are located within the 
SGPA (Hamlet Estates at Jericho and Stone Hill at Muttontown) and each project is surrounded 
primarily by a residential pattern of development.  However, in the case of the subject property, 
there are no existing on site wetlands, sensitive environmental resources (other than some areas 
of steep slopes ranging from eight to 16 percent in the southern half of the subject property), 
historic resources or scenic corridors along the property’s Route 25 frontage that provide 
compelling reasons for pursuing a clustered subdivision (as existed with the previously approved 
subdivisions).  The subject property’s frontage along Route 25 is mainly cleared and utilized for 
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the existing horse farm and associated woodcarving business activities.  However, the Town of 
Huntington has recognized the subject site as a mapped open space parcel (OSI#SW-1).  
Therefore, the subject site is similar to the other approved single family residential housing 
projects along Route 25 (mentioned above) due to open space value.  There is no current offer to 
purchase the subject property for the purposes of retaining it for open space or recreational uses.  
The Town may seek to preserve areas of open space on the property through cluster development 
pursuant to §278 of Town Law.  It is noted that a cluster subdivision would enable greater areas 
of open space to be preserved than an as of right subdivision development of the site or 
development under the proposed project plan.  The Town Planning Board or Site Plan Review 
Boards may also seek to preserve areas of open space during the site plan review of a 
multifamily project plan (examples of such plans are evaluated in Sections 5.5 and 5.6 below).   
 
The Kensington Estates site currently contains non-conforming commercial uses, is subject to 
activity and related impacts by both Route 25 and Plainview Road, and does not have significant 
environmentally or historically sensitive features as compared to the other approved 
subdivisions.  The Kensington Estates zone change is proposed based on its own merits, and is 
believed by the applicant to be an appropriately planned use for the subject site in consideration 
of the surrounding uses and lands.   
 
 
5.3 Alternative 3:  Non Age Restricted Development 
 
This alternative involves the same overall yield of the proposed project and a similar design and 
layout, but would not include an age restriction on any of the units.  The unit types and sizes 
would remain the same with the same amenities as the proposed project (i.e. clubhouse, tennis 
court, etc.).  
 
The elimination of any age restriction on the development would increase the scope and 
magnitude of the impacts as compared to the proposed development, because of the increase in 
the overall development’s population, number of school aged children and vehicle trips.  The 
alternative would have similar impacts to vegetation and wildlife as that of the proposed project, 
but would require more water use.  More vehicle trips would be generated by this alternative 
because more of the residents would be commuting to work and there would be trips for child-
related activities.  To estimate the number of school-aged children that would likely be generated 
under the Alternative 3 plan, multipliers supplied by Rutgers University, Center for Urban Policy 
Research were used (see Table 5-1).  Based on these multipliers, a projected 30 school aged 
children would result under this Alternative (21 students to the South Huntington UFSD and nine 
students to the Syosset CSD), as compared to four school aged children under the proposed 
project.  Therefore, this alternative would result in greater costs than the proposed action to the 
school districts due to the projected increase of 26 additional students to the school districts.  
Under this alternative, the project tax revenue (after the cost to educate the additional students 
has been factored in, see Table 5-1) to the South Huntington UFSD would be reduced to 
$105,588 (a decrease of $354,020 from the proposed project) and a tax deficit of $26,597 to the 
Syosset CSD is projected (a decrease of $86,528 from the proposed project).  This alternative 
may also result in slightly greater impacts on community services as the total population of the 
project would increase from a projected 132 residents to 210 residents.   
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5.4 Alternative 4:  Alternative Access 
 
This alternative assumes the same number of units as the proposed project, however access is 
proposed from Plainview Road in the vicinity of the proposed tennis court and recreation 
building.  Similar to the proposed project, access will be gated and internal roadways proposed at 
24 feet wide.  The recreation building, pool and tennis court have been reconfigured as a result of 
the access at Plainview Road and are located north of the entrance roadway and gate house, in 
the northwest corner of the site.  A recharge basin is located in the central northern portion of the 
site, in the vicinity of the proposed pond.  The multifamily units are set back approximately ±185 
feet from Jericho Turnpike.   
 
This alternative is similar to the proposed project in terms of natural and human resource 
impacts, with the exception of a different pattern of circulation for vehicles entering and exiting 
the site.  Additionally, the relocation of the site access would require clearing of an additional 
±0.02 acres of existing wooded area along Plainview Road, whereas the site access for the 
proposed plan is located in an area of existing clearing.  This alternative would achieve the goals 
and objectives of the project sponsor, and may be weighed based on the preferred access scenario 
and input from involved agencies. 
 
 
5.5 Alternative 5:  Cluster Development A 
 
This alternative assumes the site is developed with yields similar to that of the proposed project, 
but assumes the layout is clustered to provide greater open space.  Open space is clustered in the 
rear of the site, where the majority of the site’s vegetation currently exists (see layout in Pocket 
5).  The area in the north of the site along Jericho Turnpike is mostly cleared for the horse farm 
and wood carving business.  Approximately 5.83 acres of open space is preserved utilizing the 
cluster development. 
 
Access to the multifamily units is provided from Jericho Turnpike, in the same location as the 
proposed project.  The multifamily units have been shifted north closer to Jericho Turnpike (50 
foot setback proposed) in order to provide a greater open space area in the southern portion of 
the property (a ±250-foot setback is provided from the units in the southern portion of the 
property to retain a portion of the site’s existing vegetation).  This clustering of the units would 
result in the relocation of all the multifamily units to within the Town of Huntington portion of 
the site.   The three single family lots off Plainview are the only units proposed within the Oyster 
Bay portion of the property.  These homes are also clustered, with open space to remain south of 
the parcels.  Drainage is provided by a single large recharge basin located at the property’s 
northwest corner. 
 
This alternative would involve approximately the same water use and sanitary waste generation, 
but would have slightly less impact on vegetation and wildlife.  Human resource impacts would 
likewise be similar to that of the proposed project since this alternative has the same density and 
unit type; however, as the units would all be located on the Huntington portion of the site, there 
would be a slight increase in the demand for the community service providers located in the 
Town of Huntington and a slight increase in the tax revenue contributions to these districts.  The 
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tax revenue contribution to the Town of Oyster Bay and the associated community service 
districts located in the Town of Oyster Bay would be reduced as only the clubhouse and the three 
single family lots are located within the Oyster Bay portion of the property.  As all the 
multifamily units are located within the Town of Huntington portion of the property in the 
Alternative 5 Plan, the tax revenues generated for the South Huntington School District would 
increase by ±$100,812 over the proposed project (with no school aged children generated). 
However, the tax revenues generated for the Syosset School District would significantly decrease 
by ±$109,147 as compared to the proposed project.  The Alternative 5 Plan would result in an  
estimated ±$49,216 annual deficit to the Syosset Central School District, as the cost to educate 
the four school aged children projected to result from the three single family units is an estimated 
$86,528 (see Table 5-1).  It is noted that this deficit is expected to be reduced once the tax 
assessor allocates an assessment for the clubhouse and condo-owners association property 
located within the Oyster Bay Portion of the site.    
 
This alternative would require a zone change, but would be compatible surrounding land uses as 
with the proposed project.  This alternative would have a different change in visual character by 
altering the location of development, and may as a result have a greater impact on visual 
character and buffering on existing roads.  While this alternative maintains greater open space in 
the southern portion of the property, the increased density and reduced setback adjacent to 
Jericho Turnpike is less consistent with community aesthetics and character than the proposed 
site plan.  The project sponsor is concerned that this alternative also would be less attractive to 
potential purchasers, which not only would make it more difficult to sell the units, but would 
result in lower purchase prices and therefore reduce tax revenues.  This Alternative is not in 
keeping with the goals of the project sponsor.     
 
 
5.6   Alternative 6:  Cluster Development B 
 
This alternative assumes the site is developed with yields similar to that of the proposed project, 
but assumes the layout is more densely clustered, with five buildings composed of all flats (no 
townhouses are proposed), to provide greater open space.  Similar to Alternative 5, open space is 
clustered in the rear of the site (in the area of the remaining existing vegetation) and three single 
family lots are provided on the western portion of the site fronting Plainview Road.  The 
multifamily units are setback 100 feet from Jericho Turnpike and are more tightly clustered than 
Alternative 5 (see layout in Pocket 6).  Approximately 7.21 acres of open space is preserved 
utilizing the cluster development. 
 
Access to the multifamily units is provided from Jericho Turnpike, as in the proposed project, 
and a recharge basin for drainage is provided in the northwest corner of the site.  The 80 
condominium units are housed in five 2-story buildings ranging from 12 units to 20 units per 
building.  Similar to Alternative 5, the multifamily units are all located within the Town of 
Huntington portion of the property and the single family units are located within the Town of 
Oyster Bay portion of the property.  Underground parking (128 stalls) is provided below each 
building and an additional 74 off street stalls are also provided.  Drainage would be provided via 
an on-site recharge basin located in the northwest corner of the property. 
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This alternative would involve approximately the same water use and sanitary waste generation, 
but would have less impact on vegetation and wildlife due to an increase open space provided on 
the southern portion of the property.  Human resource impacts would likewise be similar to that 
of the proposed project since this alternative has the same density and similar unit types.  
However, as the larger townhouse units proposed under the proposed action have been removed 
from this plan, the tax revenue generated by this alternative would be reduced (as the market 
value of the units would be lower than the proposed action).  Additionally, similar to Alternative 
5, the tax revenue contribution to the Town of Oyster Bay and the associated community service 
districts located in the Town of Oyster Bay would be reduced as only the clubhouse and the three 
single family lots are located within the Oyster Bay portion of the property.  Conversely, the tax 
revenues generated to the Town of Huntington and the associated community service districts 
located in the Town of Huntington would slightly increase under this alternative.  Under the 
Alternative 6 Plan, the tax revenues generated for the South Huntington School District would 
increase slightly by ±$23,605 (with no school aged children generated); however, the tax 
revenues generated for the Syosset School District would significantly decrease by ±$109,120 as 
compared to the proposed project.  The Alternative 6 Plan would result in an  estimated 
±$49,189 annual deficit to the Syosset Central School District, as the cost to educate the four 
school aged children projected to result from the three single family units is an estimated 
$86,528 (see Table 5-1).  It is noted that this deficit is expected to be reduced once the tax 
assessor allocates an assessment for the clubhouse and condo-owners association property 
located within the Oyster Bay Portion of the site.    
 
Other community service impacts would be similar to that of the proposed project; however, as 
the units would all be located on the Huntington portion of the site, there would be a slight 
increase in the demand for the community service providers located in the Town of Huntington 
and a slight increase in the tax revenue contributions to these districts.  This alternative would 
require a zone change, but would be compatible surrounding land uses as with the proposed 
project.  The diversity of housing stock would be reduced under this alternative; however, eight 
affordable units would be available.  This alternative is expected to have greater visual impacts 
as viewed from Jericho Turnpike (buildings are located closer to the roadway and a recharge 
basin is proposed at the intersection of Jericho Turnpike and Plainview Road), but would provide 
greater buffering to adjacent residential dwellings to the southeast and south of the site.  While 
this alternative provides greater open space, the project sponsor has concerns regarding the 
ability to market a plan with all flat units.  This alternative is not in keeping with the goals of the 
project sponsor.     
 
 
5.7 Discussion of Relative Impacts of Alternatives 
 
Zoning 
Except for Alternatives 1 (Existing Conditions) and 2 (As-of-Right Zoning), all of the scenarios 
analyzed are based on a rezoning of the site to R-RM in Huntington and RMF-10 and R1-20 in 
Oyster Bay.  These zones are not presently represented in the area, so these rezone scenarios 
would introduce a new zoning category to the area, whereas Alternatives 1 and 2 would not 
change the site’s zoning and so would not impact the area’s existing zoning pattern. However, 
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the existing use is a non-conforming use within the R-40 and R1-1A zoning districts, so despite 
the change of zone, the use will change to residential in conformity with the general vicinity. 
 
Use 
All of the scenarios analyzed are residential in nature, which conforms to the dominant land use 
type of the adjacent areas.  All the scenarios would eliminate the existing non-conforming horse 
farm and wood carving business and change them to residential use. 
 
Yield(s) 
As can be seen in Table 5-1, the residential yields from that of the proposed project (80 age 
restricted units and three single family houses) decrease for Alternatives 2 (15 single family 
residences), but remain the same for Alternatives 3 through 6.  The proposed project and 
Alternatives 3, 4 and 5 all provide the same amenities. 
 
Sanitary Treatment 
The proposed project and Alternatives 3, 4, 5 and 6 would require connection to the Cedar Creek 
Sewage Treatment Facility.  In contrast, Alternative 2 would involve individual septic systems 
(Alternative 1 would retain the existing single septic system that serves the horse farm and wood 
carving business).  
 
Impervious Area 
Because the proposed project and Alternatives 3 and 4 are not clustered designs, these scenarios 
would result in the greatest amount of impervious surfaces, which is comprised of building 
coverage and paved surfaces such as roadways, parking areas, driveways and sidewalks.  
Alternative 6 would result in the lowest amount of impervious coverage due to clustering of the 
units, followed by single family as of right development of the property (Alternative 2).  
 
Landscaped Area 
Landscaping would be provided to mitigate the effect of clearing and grading, in conjunction 
with proposed revegetation of the site for the proposed project and Alternatives.  The amount of 
landscaping is similar (ranging from 6.59 to 7.29 acres) for all alternatives except the no action 
alternative, with Alternative 2 providing the greatest amount of landscaping (including the 
recharge basin area). 
 
Natural Vegetation 
All of the alternatives would eliminate a large amount of natural vegetation on the site.  
Alternative 6 would retain the most natural vegetation with the multifamily units grouped into 
five buildings shifted to the northern portion of the property.  The proposed project as well as 
Alternative 3 would retain the same amount of natural vegetation (3.34 acres).  Alternatives 3 
and 4 would retain a ±185 foot buffer in the northern portion of the site along Jericho Turnpike, 
and retain a setback with natural vegetation along the eastern and southern boundary of the 
property.  Alternatives 5 and 6 would both retain a significant amount of natural vegetation 
mainly in the southern portion of the property (5.83 acres and 7.21 acres, respectively), due to 
the clustered nature of the design, although the buffer along Jericho Turnpike would be reduced 
to 50 or 100 feet, respectively.  
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Age-Restricted Units, Residents and School-Age Children 
The proposed project and Alternatives 4, 5 and 6 will provide for a high proportion of age-
restricted households, as it is intended for the senior age group, with only three single family 
houses proposed for non age-restricted households. As a result, it is anticipated that only four 
school age children will be generated by the three single family houses.  Alternative 2 assumes 
development of the site utilizing the existing single family residence zoning.  Accordingly, 17 
school age children are anticipated.  Alternative 3 proposes the same unit breakdown and layout 
as the proposed project without any age restriction.  Under this alternative, 30 school age 
children are expected.  Table 5-1 provides a full tabulation of population, school-age children 
and the tax implications for each alternative density. 
 
Domestic Water Use 
An age-restricted unit consumes half the amount of water (for domestic purpose) than a non age-
restricted unit, based on SCDHS design criteria. Thus, the amount of water used for domestic 
purposes would be the lowest for Alternative 4, 5 and 6.   Alternatives 2 and 3 have no age 
restriction associated with them, However Alternative 2 proposes significantly fewer housing 
units (15 compared with 83 in the proposed project) and therefore, based on that alone, the 
proposed domestic water use is significantly less.  Projected domestic water use is highest in 
Alternative 3, which proposes no age restriction on any of the 83 units. 
 
Recharge Volume 
The maximum recharge volume is associated with Alternative 2 (15 single family houses).  This 
is due to the fact that under this alternative all sanitary effluent will be discharge directly on-site 
and not transferred to a municipal sewage treatment plant as is proposed under the proposed 
project as well as Alternatives 3, 4, 5 and 6.  The maximum recharge volume under Alternative 2 
will also exceed that which would result from the implementation of Alternative 1 even though 
both will utilize on-site sanitary systems due to the significant difference in overall water usage. 
 
Nitrate Concentration 
Alternative 2 would result in the highest increase the concentration of nitrates in site-generated 
recharge, at 3.80 mg/l.  This is due to the use of individual on-lot septic systems to treat sanitary 
wastewater in this scenario; such systems are not effective in removing nitrogen from sanitary 
effluent, especially as compared to the STP to be used for the proposed project and Alternatives 
3, 4, 5 and 6. For these scenarios, Alternative 6 would provide 1.15 mg/l, followed by 
Alternatives 3 and 4 which would provide 1.10mg/l, and Alternative 5 at 1.05 mg/l.  Review of 
the SONIR model results for the proposed project as well as all of the alternative presented 
reveal that these nitrogen in recharge concentrations do not exceed the applicable SCDHS or 
NYS standards, and the analysis presented in Section 2.2.2 for the proposed project supports the 
conclusion that significant adverse impacts to groundwater quality would not be anticipated for 
these scenarios. 
 
Steep Slope Disturbance 
The steep slope areas of the property are mainly located in the northern central portion of the 
property and the southern portion of the property (see Figures 2-1a and 2-1b). Alternative 6 
involves the least disturbance to the southern portion of the property and therefore disturbs the 
least area of steep slopes (±0.96 acres).  The Alternative 5 Plan also preserves the southern 
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portion of the site, and therefore limits the disturbance to the existing steep slope areas of the 
property to ±2.07 acres as compared to ±3.41 acres under the proposed project.  Alternative 4 
results in the greatest disturbances to steep slopes due to the relocation of the proposed site 
access to Plainview Road, which would disturb a total of ±3.44 acres of steep slope area.  Table 
5-1 provides a full tabulation of steep slope disturbance areas. 
 
Stormwater Runoff 
Stormwater runoff is generated largely by impervious surfaces.  Therefore, the alternatives which 
result in the highest quantities of impervious area result in the largest stormwater runoff 
volumes.  Alternative 4 has the highest volume of stormwater runoff generated (±301,033 CF), 
but this volume is similar to that of the proposed project as well as Alternative 3 (±297,703CF of 
stormwater runoff).  Alternative 6 has the lowest quantity of impervious surfaces and therefore 
the lowest estimated stormwater runoff volumes (±206,868 CF), followed by Alternative 2 
(±226,370 CF), both which represent a reduction in stormwater runoff volumes as compared to 
existing site conditions (which has large areas of unvegetated land).  Table 5-1 provides a full 
tabulation of estimated stormwater runoff volumes. 
 
Vehicle Trips 
The trip generation rate for an age-restricted unit is less than for a non age-restricted unit.  
According to ITE Trip Generation 8th edition, the average daily rate for residential 
condominiums/townhouses is 5.81 trips per day, whereas the average daily rate for senior adult 
housing- detached is 3.71 trips per day (see Appendix F-3).  As a result (see Table 5-1), the 
number of vehicle trips is lowest for Alternative 2, as this alternative involves only 15 single 
family dwellings.  Alternatives 4, 5 and 6, for which the units are age-restricted, results in the 
same trip generation rates as the proposed project.  Alternative 3 generates the highest number of 
trips due to the high number of units as well as the fact that the units are not age-restricted.   
 
Solid Waste 
Solid waste generation for residential uses is proportional to the number of residents.  As a result, 
the greatest amount of solid waste would be generated where there is the greatest number of 
residents.  This occurs for Alternative 3 (non age-restricted), where 210 residents are expected.  
The next lowest number of residents results from Alternative 2 (single family subdivision), 
followed by the proposed project and Alternatives 4, 5 and 6 which projects 132 residents.   
 
Total Property Taxes 
Table 5-1 lists the expected total property taxes that would be generated by the proposed project 
and all alternatives.  As can be seen, the greatest amount of taxes would be generated by the 
proposed project, Alternative 3 and Alternative 4 Plans.  Alternative 5 generates slightly less tax 
revenues as compared to that of the proposed project; however the contribution of tax revenues 
to the Town of Huntington is increased (as the units are all located in the Town of Huntington).  
There is a reduction in total tax revenue resulting from Alternative 6, as the unit types and 
market values are reduced from that of the proposed project.  The No Action alternative would 
generate the least amount of tax revenue, with approximately $57,000 currently generated on the 
site.   
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School Taxes and School Deficit/Surplus 
All alternatives would produce higher school taxes than what are currently generated on site.  In 
a pattern similar to that for Total Property Taxes (see Table 5-1), the greatest tax revenues 
generated for the school districts (about $606,067) would be generated by the proposed project 
and Alternative 3 and 4 (however, a greater number of school aged children are generated under 
Alternative 3).  Alternative 2 generates the least amount of school tax revenue ($187,680).  
 
Table 5-1 presents the differences between school taxes generated by each scenario and the 
school district expenditures necessitated by the school-age children generated in that scenario.  
This difference shows whether each scenario “pays for itself” in terms of school district fiscal 
impacts. Alternative 2 is the only alternative where a deficit will occur for both school districts in 
the cost to educate the students.  Approximately 17 school age children could be expected with 
the development of the 15 single family houses.  With a per student cost of approximately 
$12,073 in South Huntington and $15,581 in Syosset, a deficit of -$79,062 for South Huntington 
and -$42,619 in Syosset is anticipated for Alternative 2.  Alternatives 3, 5 and 6 would result in a 
deficit to the Syosset of -$26,597, -49,216 and -$49,189, respectively.  Alternatives 1, 4, 5 and 6 
generate a significant surplus to the South Huntington UFSD school districts, with the greatest 
coming from Alternatives 5, which will generate approximately $560,420 to the South 
Huntington School District while at the same time generating no school age children to that 
district. 
 
Summary and Conclusions 
The quantities listed in Table 5-1, in conjunction with the brief discussions above, suggest that 
the proposed project would offer the best balance between site development and its associated 
impacts, the goals and needs of the community, and the legitimate concerns of the Towns and 
public.  This can be briefly discussed as follows: 

 
• Alternative 1 - This scenario would not provide a productive use of the site and is not in keeping 

with the goals and objectives of the applicant.  The applicant would not realize an economic 
return on investment and the community would not receive any benefits (as the site would not be 
further developed).  The site would generate no potential students, but would not generate 
significant school tax revenue. 

• Alternative 2 - The site would generate 16 new students, but would not generate enough school 
taxes to compensate the school district for the increased expenditures.   

• Alternative 3 - This alternative would result in characteristics and impacts similar to or greater 
than those of the proposed project.  The physical coverages, irrigation demand and trip 
generations would be the same, but adverse impacts such as residents, school-age children, water 
use, and solid waste would be greater due to the non age-restricted designation of the project.  
The above analyses provide support for a conclusion that the proposed age-restricted units cause 
measurably less impacts than non age-restricted units.  

• Alternatives 4 - This alternative would result in characteristics and impacts similar to or greater 
than those of the proposed project.  However, local civic organizations have indicated a 
preference for the site access to Jericho Turnpike and the NYSDOT has indicated that access to 
the site at the existing signal on Jericho Turnpike would be acceptable.   Therefore, the applicant 
has proceeded with the proposed project with access to Jericho Turnpike. 

• Alternative 5- This alternative retains a larger amount of natural open space than the proposed 
project, however, the density related characteristics and impacts associated with other parameters 
of the development are similar to the proposed project.  In addition, this alternative would cluster 
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the development closer to Jericho Turnpike in order to retain the natural area along the southern 
portion of the site.  Neighbors and community groups have indicated that they would prefer for 
the corridor along Jericho Turnpike to remain in a natural, vegetated state for scenic purposes. 

• Alternative 6- This alternative retains the largest amount of natural open space; however the 
density related characteristics and impacts associated with other parameters of the development 
are similar to the proposed project.  This alternative proposes 80 age-restricted condominium 
units and therefore does not provide a variety of units as does the proposed project.  Similar to 
Alternative 5, this alternative would cluster the development closer to Jericho Turnpike in order 
to retain the natural area along the southern portion of the site.  However, input received from 
various civic groups have indicated a preference for a wide corridor/buffer provided along Jericho 
Turnpike for scenic purposes. 

 
This alternatives analysis indicates that, while the proposed project would provide the same or a 
larger yield of all scenarios reviewed, it would offset this with the largest suite of significant 
public benefits, particularly in terms of tax revenue generation, school district enrollment, school 
taxes and school expenditures.  The adverse impacts of the proposed project (e.g., trip 
generation, water use, nitrate concentration in recharge, solid waste, etc.) are generally similar to 
those of the other alternatives, or would not be significant (as discussed in Sections 2.0 and 3.0 
of this document).    
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